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A   PRELIMINARY   REDEVELOPMENT   STUDY 
OF    THE    WEST    END    OF    BOSTON 


URBAN  REEEVELOPMENT  DIVISION 

Boston  Housing  Authority 
230  Congress  Street,  Boston  10,  Massachusetts 


March  10,  1953 


Mro  James  J.  Mahar,  Chairman 
Boston  Housing  Authority 
Boston,  Massachusetts 

Dear  Mr.  Chairman: 

Herewith  is  transmitted  for  your  review  and  approval  the 
report  of  the  Preliminary  Planning  Studies  of  the  West  End 
Project  which,  together  with  the  necessary  dociomentatlon,  will 
comprise  the  Application  for  a  Pinal  Advance  contract  for  sub- 
mission to  Washington. 

I  am  happy  to  report  that  the  Preliminary  Planning  Studies 
by  the  Urban  Redevelopment  Division  under  the  initial  Prelim- 
inary Advance  contract  have  been  completed  except  for  test 
borings  and  a  topographical  stirvey  of  the  Mattapan  Project, 
which  are  in  process. 

Under  the  Preliminary  Advance  contract  three  projects  have 
been  delineated:  the  Mattapan  Project,  the  New  York  Streets  Pro- 
ject, and  the  West  End  Project. 

The  status  of  these  projects  is  as  follows: 

Mattapan  -  Preliminary  Planning  Studies  completed  except 
for  engineering  surveys;  Application  for  Pinal 
Advance  Contract  has  been  submitted  to  Washing- 
ton; approval  contingent  upon  results  of  engin- 
eering surveys; 
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New  York  Streets  Project  -  Preliminary  Planning  Studies 
completed;  Application  for  Final  Advance  con- 
tract approved  by  Washington;  Final  Advance 
Planning  Studies  are  being  undertakenc.   Ap- 
plication for  a  Loan  and  Grant  contract  is  ex- 
pected to  be  ready  for  submission  to  Washing- 
ton in  approximately  five  months » 

West  End  Project  -  Preliminary  Planning  Studies  complet- 
ed; Application  for  Final  Advance  contract  ready 
for  submission  to  Washington; 


You  will  be  pleased  to  know  that  this  Division  has  receiv- 
ed wholehearted  cooperation  and  assistance  from  many  City  de- 
partments, such  as  the  Planning  Eoard,  School  Department  and 
the  Department  of  School  Buildings,  the  Police  Department, 
divisions  of  the  Public  Works  Department,  the  'Assessing  De- 
partment, and  the  Board  of  Real  Estate  Commissioners,  as  well 
as  the  private  utility  companies  and  other  private  agencies., 
I  wish  to  make  acknowledgement  of  this  assistance o 


Re  spe  ct f  ull^  yours  , 


Hespectiully  you] 


Kane   Simonian, 

Chief 

Urban  Redevelopment  Division 
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THE   WEST   END  PROJECT 
PRELIMINARY   REPORT 

SUiyiMARY 


The  pressing  need  for  redevelopment  of  the  West  End  of  Boston 
is  cited  in  the  Preliminary  General  Plan  for  Eostono   This 
area,  adjacent  to  the  downtown  center  of  the  City,  is  an  over- 
populated  neighborhood  densely  covered  with  over-age  build- 
ings lined  along  narrow  streets.   This  report  demonstrates 
that  the  rfest  End  is  in  dire  need  of  redevelopment  because: 

(1)  the  land  is  overcrowded  with  buildings  served 
by  narrow  streets  where  housing  is  mixed  in 
with  marginal  commercial  uses; 

(2)  the  majority  of  the  dwellings  in  the  area  are 
dilapidated  and  substandard; 

(3)  the  steadily  declining  population  of  the  area 
suffers  from  high  rates  of  such  indices  of 
bad  environment  as  juvenile  delinquency  and 
tuberculosis ; 

([|.)  the  standard  of  schools,  community  services, 

and  play  spaces  is  far  below  a  desirable  level; 


As  a  demonstration  that  the  West  End  can  become  a  healthy  and 
vital  part  of  the  City  of  Boston,  this  report  will  point  out; 

(5)  which  parts  of  the  West  End  are  most  urgently 
in  need  of  redevelopment  and  how  the  rebuilding 
of  these  parts  will  have  a  beneficial  effect  on 
the  remainder;  and 

(6)  how  it  is  possible  to  develop  a  plan  with  new 
housing  for  both  high  and  low  income  groups,  a 
new  school  and  playground,  and  a  new  light  in- 
dustrial area  to  replace  the  worst  parts  of  the 
Mest  End; 


Lastly,,  this  report  will  show  that  this  new  plan  is  feasible: 

(7)  because  the  topography  and  utilities  of  the  Mes1 
End  are  adaptable  to  it; 


(8)  because  all  of  the  people  now  living  in  sub- 
standard housing  In  the  redevelopment  project 
area  can  be  rehoused  at  prices  they  can  afford 
to  pay;  and 

(9)  because  redevelopment  can  be  accomplished  by  pri- 
vate enterprise  with  the  aid  and  cooperation  of 
the  city  and  Federal  Governments  in  conformity 
with 

(10)  a  time  schedule  that  shows  how  the  entire  re- 
-..  development  project  can  be  accomplished  within 
a  period  of  three  to  four  yearso 

This  report  is  only  the  preliminary  phase  of  the  West  End  Re- 
development Projecto   It  must  be  followed  by  a  second  stage  in 
which  these  proposals  can  be  further  detailed  and  examinedo 
After  the  second  stage,  the  Boston  Housing  Authority  will  be 
ready  to  request  loan  and  grant  funds  with  which  to  begin  the 
re -making  of  the  West  En do 
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THE  NEED  FOR   REDEVELOPMENT 


The  West  End   Is  an  overcrowded,  predominantly  residential 
neighborhood  of  the  City  of  BostOHo   It  lies  near  the  down- 
town commercial  center  of  the  city  at  the  inner  reaches  of 
Boston  HarboTo   Roughly  60  acres  in  size,  the  West  End  is 
adjacent  to  the  Charles  River  and  the  North  Railroad  Station^ 
It  is  the  home  of  nearly  12,000  of  the  600,000  citizens  of 
the  City  of  Bostono   The  world-famed  Massachusetts  General 
Hospital  lies  entirely  within  the  West  End o 

In  this  report  the  conditions  that  make  the  West  End  a  de- 
cadent area  in  need  of  redevelopment  will  be  pointed  out  as 
a  preliminary  to  the  development  of  a  plan  to  re-make  the 
West  Endo   However,  no  attempt  will  be  made  to  give  a  complete 
picture  of  all  existing  conditions  in  the  area,  but  only  those 
factors  T/^ich  directly  point  to  the  need  for  redevelopment. 


This  first  section  of  the  report  refers  to  the  entire  West 
End  Study  Area,  of  which  the  Redevelopment  Project  Area  (to 
be  described  specifically  later  in  the  report)  is  a  major 
part  o 


IT   THe  Condition  of  the  Land 


The  Land  Use  Map  of  the  West  End  reveals: 

(a)  that  the  area  is  predominantly  residential; 

(b)  that  there  is  a  wide  mixture  of  small  commer- 
cial uses,  frequently  in  residential  buildings; 
and 

(c)  that  there  is  a  severe  lack  of  any  open  space 
either  for  recreation  or  just  to  allow  for  light 
and  air; 


Approximately,  the  land  uses  in  the  West  End  are  divided  as 
follows  J 


•?S"as  bounded  by  Cambridge,  Charles,  Nashua,  Causeway,  and 
Staniford  Streets » 


LAND  USES  IN  THE  WEST  END 


Item  Study  Area 

Number  of  Acres     %   of  Gross  Area 


Residential  Uses  25<>6  "^Z 

Non-»residential  Uses  30  o2  39 

Streets  and  Alleys  22.6  29 

Total  78.4  100 


The  topography  map  shows  a  total  difference  in  elevation  of 
about  3^  feet.   Two  hillcrests,  both  in  the  southeastern  part 
of  the  Study  Area,  are  the  highest  points  and  from  these  the 
land  slopes  gradually  to  Charles  Street  and  more  rapidly  to 
Lowell  Street.   The  l8-foot  contour  line  is  approximately  the 
boundary  of  original  land,  with  all  land  below  that  having 
been  filled.   Foundation  conditions  are  reasonably  good  in  the 
area. 

Buildings  now  cover  1Z%   of  the  net  land  area  in  the  West  End, 
excluding  streets  and  vacant  lots.   Of  the  total  of  I4.6  blocks, 
11  have  building  coverages  of  over  90^,  12  more  have  coverages 
over  85^s  and  11  others  have  coverages  of  over  80^.   Two 
blocks  even  reach  100^  coverage.  -Compared  with  modern  build- 
ing practice,  these  are  extremely  high  and  undesirable  cover- 


The  West  End  is  adequately  served  with  utilities,  as  shown  on 
the  accompanying  maps  of  water,  sewer,  and  gas  lines. 

Streets  now  use  29^  of  the  total  Study  Area.  These  streets 
are  very  narrow,  most  of  them  having  35-foc)t  wide  right  of 
ways  and  only  20-foot  paving  strips.   Many  alleys,  typically 
10  feet  wide,  exist  in  the  area.   The  street  pattern  slices 
the  area  into  nearly  50  small  blocks  and  militates  against 
a  reasonable  use  of  the  land.. 
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WATER    DISTRIBUTION    SYSTEM 


HIGH      PRESSURE     SERVICE - 
WATER     MAINS      I  N.mtiri    i.du 
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GAS    DISTRIBUTION    SYSTEM 


GAS      MAINS       (Figure     indicates      size   ) 


Note:    Gas     moins    ore    approximately    3    feet     below     paving. 
Source;    Boston    Consolidated    Gas    Company,    October    1952 
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SEWERAGE     SYSTEM 

(COMBINATION       STORM      AND     SANITARY) 


TRUNK     SEWERS 
BRANCH     SEWERS 
MANHOLES 


Nota:    Arrows    indioote    direction    of    flow  ; 

figures     indioote    'size    of    molnt. 
Source;    Boston    Sewer    Deportment  -  October,  1962 


WEST    END- STUDY  AREA  "B" 


URBAN   REDEVELOPMENT  STUDV 

BOSTON  HOUSING  AUTHORITY 


-    // 


CAMBRIDGE 


LOCATION         OF      WEST       END 
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EX.  KESSWAVS 

EXISTJNG    OR    UNDER     CONSTRUCTION 
-70P0SED    (DEFINITE    LOCATION) 
PROPOSED     (UNCERTAIN    LOCATION) 

EXPRESSWAY     INTERCHANGES 

EXISTING    OR     UNDER    CONSTRUCTION 
PROPOSED 

MAJOR      STREETS 
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RAPID    TRANSIT 
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,   ,    ,        I  SCHEDULED    FOR    ABANDONMENT 

n-im  mTTTi  PROPOSED 

■  RAPID     TRANSIT    STATIONS 

I  RAILROAD 
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BUILDING    COVERAGE 


BUILDJNGS     IN      STUDY    AREA 
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SOURCE:      Sonborn    Atlos,  corr<ett<l    to  MS2 
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The  combination  of  narrow  streets,  heavy  building  coverage, 
and  the  fact  that  most  buildings  in  the  West  End  are  four 
or  five  storeys  high  helps  to  make  the  West  End  environment 
substandard  in  terms  of  sunlight  and  fresh  airo 


There  is  a  severe  lack  of  off=street  parking  to  serve  either 
the  residents  of  the  area  or  the  needs  of  the  Massachusetts 
General  Hospital  c,   The  narrowness  of  the  streets  makes  them 
nearly  impassable  most  of  the  timeo   This  creates  a  fire  haz- 
ard because  fire  trucks  are  unable  to  move  through  the  area 
without  extreme  delayso   Children,  playing  in  the  streets  in 
the  absence  of  proper  play  space,  add  to  the  congestion  and 
are  themselves  endangered,, 


2o   The  Condition  of  Dwellings 


Nearly  Q0%   of  all  dwelling  units  in  the  West  End  rank  as  sub- 
standard or  only  marginally  standards   Housing  conditions  in 
the  Study  Area  were  evaluated  by  trained  field  inspectors  us- 
ing the  American  Public  Health  Association  technique  o-JJ'   The 
sample  taken  consisted  of  approximately  \\0%   of  occupied  dwell- 
ing units  in  the  Study  Area,   The  table  below  shows  the  re- 
sults of  this  survey  as  they  apply  to  the  Study  Area, 


CONDITION  OF  DWELLING  UNITS  AS  REVEALED  BY  A»P.H.A»  SURVEY 


Standard  Used 
(does  not  include  effect  of  sub= 
standard  environment) 


Study  Area 


Number 


Standard 

(0=59  penalty  points  and  less 
than  2  major  deficiencies) 


Marginal 

(6O-69  points  and  less  than 
2  deficiencies) 

Substandard 

(90  or  more  points  or  2  or 
more  deficiencies) 


Total 


605 


595 


2i+10 
3HT0" 


21 


15»5 


63»5 


100% 


'A   An  Appraisal  Technique  for  Measuring  the  Quality  of  Housing. 
A:nerican  Public  Health  Assoc »,  Com,  on  the  Hygiene  of  Hous- 
ing, New  Yorko   19U6 
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CONDITION    OF    DWELLING    UNITS 


STANDARD  -  0  TO  SO  PENALTY  POINTS 
WAROINAL  -  60  TO  6S  PENALTY  POINTS 
SUBSTANDARD  -  90  ON  MORE  PENALTY  POINTS 
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VIEW    NORTH    ON    BARTON    STREET 
FROM    UNDER    THE    M.TA.    ELEVA- 
TED   TROLLEY    LINE.      NOTE    THE 
NARROW     STREET,    OVERHANGING 
STRUCTURES,  AND    BASEMENT 
DWELLING     UNITS. 


BUILDINGS      TO      BE      DEMOLISHED 


VIEW  OF  AREA    ON    NORTH     SIDE 
OF  ALLEN    STREET    BETWEEN 
KENNARD    AND    SPRING     STREETS. 
NOTE    WHERE    BUILDINGS     HAVE 
BEEN     REMOVED      FOR     HOSPITAL 
PARKING    LOT    AND    CONDITION    OF 
REMAINING    STRUCTURES. 


-/6 


The  most  frequently  encountered  deficiencies  of  dwelling 
structures  were  lack  of  dual  egress,  dllapidationj  and  the 
lack  of  elevators  in  ij.-  and  5- storey  buildings  o   Individual 
dwelling  units  suffered  most  frequently  from  lack  of  private 
bathss  overcrowding}  and  lack  of  adequate  heating  facilities, 


Although  the  inspectors  took  into  consideration  factors  per- 
taining to  structures  as  well  as  individual  dwelling  units,, 
environmental  conditions  were  not  scored  at  this  timeo   The 
only  effect  their  inclusion  could  have  had  would  be  to  put 
many  of  the  units  into  an  even  poorer  category.   Environment- 
al  conditions  in  the  area  are  almost  uniformly  poor. 


The  vacancy  ratio  in  the  study  area,  according  to  data  from 
the  field  survey,  is  more  than  S%   as  against  Vfo   for  the  City 
of  Boston  as  a  whole.   This  points  to  a  prevalence  of  unde- 
sirable conditions  in  the  area.   Another  index  of  poor  hous- 
ing quality  is  the  average  rental  level  of  approximately 
$26,00  per  month  for  the  ¥est  End,    The  city-wide  average  is 
|36„39  or  nearly  50^  higher. -;:- 


3o   The  Effect  of  the  Environment  on  the  People 


There  has  been  a  sharp  decline  in  population  in  the  yjest  End 
over  the  past  few  decades  as  shown  on  the  accompanying  graph. 
This  decline  may  be  attributed  to  several  reasons. 


First  is  the  drop  in  the  niomber  of  dwelling  units  caused  by 
the  gradual  expansion  of  the  Massachusetts  General  Hospitalj 
the  development  of  the  new  Central  Artery,  and  the  lack  of 
nev;  construction  to  replace  those  dwellings  condemned  and 
razed  whose  sites  have  since  remained  vacant  or  become  open 
air  parking  lotSo 


Second  is  the  reduction  in  family  size  from  I|..5  persons  per 
family  to  3=35  per  family.   This  decline  in  family  size  is 
accompanied  by  a  rise  in  the  number  of  one-  and  two-person 
families  and  a  sharp  reduction  in  the  number  of  large- size 
familleSo   The  accompanying  graph  on  family  size  shows  clear- 
ly the  downward  trend  of  average  family  size  in  the  liifest  End, 


The  thirds  and  possibly  the  most  important  reason,  is  the 
decline  in  the  quality  of  housing  in  the  West  End  compared 
to  housing  in  the  rest  of  the  Boston  metropolitan  area* 


-iS'  17th  UcS,  Census,,  1950,  H,E.  21  . 
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Those  families  who  could  afford  it  have  moved  to  more  decent 
quarters  elsewhere. 


The  incidence  of  tuberculosis,  often  a  significant  measure  of 
the  quality  of  living  conditions,  was  ll\.3o6    cases  per  hundred 
thousand  population  in  the  West  End,  compared  to  a  Boston  av- 
erage of  110»7  in  the  period  between  19i|l  and  19i|-5«   The  West 
End  ranked  worse  than  53  of  61;  areas  in  Boston  in  this  respect. 
In  a  similar  category  of  deaths  from  tuberculosis,  the  West 
End  rate  was  109. 3  per  hundred  thousand  compared  to  a  city 
average  of  60<,9o-   This  placed  it  worse  than  SB   of  the  6I(.  areas 
studied.-;:- 


Juvenile  delinquency  in  the  West  End  was  worse  than  that  in 
61  of  the  614.  other  areas.   The  West  End  rate  of  36.6  cases  per 
thousand  children  in  the  ages  7-l6  compares  very  unfavorably 
to  the  city  average  of  l5.9.-'<''"!i' 

Aid  to  dependent  children  in  the  West  End  is  necessary  at  a 
rate  one  and  one-half  times  as  high  as  in  the  city  as  a  whole. 
Aid  to  other  dependents  is  necessary  two  and  one-half  times 
as  often  and  old  age  assistance  is  required  one  and  one-quarter 
times  as  often  as  in  the  rest  of  the  c  1  ty . -sc-^'c   The  West  End 
educational  index  was  the  ij.th  lowest  in  the  entire  city  in 
19l|5» 

The  1950  Census  reveals  that  the  people  in  the  area  of  which 
the  West  End  is  a  part  have  a  median  Income  of  only  $2,022 
per  family  while  the  Boston-wide  figure  is  §2,6[|.3« 


I4.0      The  Condition  of  Schools  and  Community  Facilities 

There  are  two  public  elementary  schools,  one  public  junior 
high  school,  and  one  parochial  elementary  school  now  operat- 
ing in  the  West  End  Study  Area,   None  of  these  has  even  minim- 
ally adequate  recreation  space  adjacent  to  it.   The  schools 
are ; 

(a)  Mayhew  elementary  school,  built  In  l597»   It  is 
in  a  three-storey  brick  structure  with  no  lunch- 
room, gym,  assembly  hall  or  library  and  a  site 
of  only  1/3  of  an  acre.   Now  operating  at  62^ 
of  capacity  ( 3O8  pupils  Instead  of  I(.90)  with 
five  empty  classrooms. 


i'f   Research  Department,  United  Community  Services,  19i|l-19l4.5 
iH-f   Ibid,  19i|9. 
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(b)  Winchell  elementary  school,  built  in  l685.   This 
is  a  three-storey  brick  structure  on  a  site  of 
0.37  acres  with  no  facilities  other  than  class- 
rooms «   Now  operating  at  bl^fo   of  capacity  {l^M-l 
pupils  insteac3  of  S^S)    but  with  only  one  empty 
classroom.   This  school  and  the  Mayhew  are  recom- 
mendec3  for  abandonment  in  both  a  19i|U  report  on 
the  school  systera-x-  and  in  the  Preliminary  Gener- 
al Plano-;K- 

(c)  William  Blackstone  Junior  High  School,  built  in 
19160  ■  This  is  a  four-storey  brick  structure  on 
a  site  of  Oo76  acres  which  has  an  assembly  hall 
but  lacks  a  gym,  lunchroom  and  library o   Current 
enrollment  is  only  S9%   of  capacity  (372  pupils 
instead  of  689)  and  9  of  the  16  classrooms  are 
vacant  at  the  present  timeo 

(d)  Sto  Joseph's  Parochial  School  consists  of  two 
buildings,  a  two-storey  brick  structure  on  Mc- 
Lean Street  and  a  four-storey  brick  structure 
on  Blossom  Streets   The  former  has  a  site  of 
only  0o22  acres  and  no  features  other  than 
classrooms o   The  latter  (built  in  I867)  was 
formerly  owned  by  the  City  of  Boston  and  was 
sold  to  the  local  parish  in  19i|7o   It  has  a 
site  of  only  Oo30  acres.   The  two' parochial 
school  buildings  are  separated  by  four  residen- 
tial structure  So   Both  buildings  are  operating 
at  100^  capacity  with  700  pupils  in  16  class- 
rooms (I4.il  pupils  per  room).. 

The  below-capacity  enrollments  of  the  public  schools  have  come 
about  despite  the  closing  of  8  schools  in  the  general  vicinity. 
The  trend  of  enrollments  shown  in  the  table  below  reflects  the 
loss  of  population  and  reduction  in  family  size  indicated  earlier. 


SCHOOL  ENROLLMENT  IN  THE  WEST  END 
School  19ij-0       1950       1952    %   of  Capacity 


Mayhew 

Winchell 

Blackstone 

500 
528 
689 

249 

369 

308 
372 

62^ 
Qkfo 
S9% 

Public  School  Total 

1717 

1067 

1121 

Sto  Joseph's 

654 

720^;-:;";^ 

700 

100% 

Gross  Total 

2969 

2285 

2298 

'Ji-Report  of  a  Survey  of  the  Public  Schools  of  Boston,  Masso, 
George  Do  Strayer,  City  of  Boston,  19iU4-<> 
es-ffCity  Planning  Board,  Boston,  MasSo  1950 
-;H'ci!- Increase  is  due  to  purchase  of  former  public  school 
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KEY    BUILDINGS    AND    COMMUNITY     FACILITIES 


PROJECT      AREA      BOUNDARY 
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URBAN   REDEVELOPMENT  STUDY 

BOSTON      HOUSING     AUTHORITY 
URBAN      REOeVELOPMENT     OIVtSION 


There  are  a  number  of  community  facilities  other  than  schools 
in  the  West  End.   Among  these  are  three  settlement  houses,  a 
branch  of  the  public  library,  two  churches  and  two  synagogues, 
a  new  city  health  unit,  and  four  very  small  playlotSo   No  large 
recreation  areas  exist  within  the  Study  Area  although  there  is 
a  Metropolitan  District  Commission  facility  with  a  swimming 
pool,  a  baseball  diamond,  and  a  sitting  park  across  the  high- 
speed ^torrow  Highway  (Charles  Street)  on  the  bank  of  the 
Charles  River  o 


The  total  effect  of  the  foregoing  material  on  existing  sub- 
standard conditions  in  the  iifest  End  Study  Area  is  to  show  the 
great  need  for  redevelopment.,   The  overcrowding  on  the  land, 
the  lamentable  condition  of  dwellings,  the  effect  of  the  en- 
vironment on  the  people,  and  the  declining  status  of  the 
school  system  all  point  to  the  need  for  something  to  be  doneo 
The  detailing  of  what  should  and  can  be  done  is  the  purpose 
of  the  rest  of  this  reporto 
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...W  LOOKING  NORTH  FROM 
PHILLIPS  HOUSE  OF  MASS.  GEN- 
ERAL HOSPITAL  ACROSS  CHARLES 
STREET  AT  THE  METROPOLITAN 
DISTRICT  COMMISSION  SWIM- 
MING POOL  AND  PLAY  AREA  ON 
y^E     RIVER    BANK. 


GOOD     INFLUENCES       IN      THE     STUDY     AREA 


VIEW  LOOKING  NORTH  DOWN 
N.  GROVE  STREET  AT  THE  WHITE 
BUILDING  OF  MASS.  GENERAL 
HOSPITAL.  THE  OLD  BUILDINGS  ON 
THE  LEFT  WILL  SOON  BE  RE- 
PLACED BY  A  MODERN  HOSPITAL 
CLINIC. 
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PROJECT    AREA    DELINEATION 


BOUNDARY    OF    AREAS    NOT    INCLUDED 
IN     PROJECT    AREA 


.  .      PROJECT    AREA    BOUNDARY 
STUDY    AREA     BOUNDARY 


FEBRUARY,    1953 
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WEST    END- STUDY  AREA*B° 
URBAN  REDEVELOPMENT  STUDY 

BOSTON     HOUSING     AUTHORITY 


THE  PIAW  FOR  REDEVELOPMENT 


5.   Delineation  of  the  Project  Area 


Within  the  West  End  Study  Area  a  Project  Area  has  been  de- 
lineated,  (see   the   boundary  description.  Appendix  I.) 
It  is  within  this  Project  Area  that  all  Title  I  demolitionj 
clearance  and  reconstruction  will  take  place.   Three  fac- 
tors were  considered  in  the  determination  of  the  Project 
Area  boundaries s 

(a)  the  condition  of  housing  in  the  West  End  as 
shown  by  a  sample  survey  using  the  APHA 
Housing  Evaluation  Technique; 

(b)  the  re~use  possibilities  of  land  within  the 
Study  Area,  as  indicated  in  the  economic 
analysis-;;-  prepared  by  Edward  Bernard  Murphy, 
consultant  to  the  Urban  Redevelopment  Divi- 
sion, and  as  Indicated  in  the  Preliminary 
General  Plan  for  Boston;  and 

(c)  an  analysis  of  the  city  planning  criteria  in- 
volved in  redeveloping  the  West  End  into  an 
integrated  neighborhood. 

The  areas  finally  included  within  the  delineated  Project 
Area  meet  these  three  factors  in  that: 

(a)  they  contain  housing  of  predominantly  sub- 
standard quality  (approximately  6^%   of  the 
3000  dwelling  units  in  the  Project  Area 
were  found  to  be  substandard  and  another 
iSfo   were  placed  in  a  marginal  category); 

(b)  they  are  areas  with  definite  re-use  possi- 
bilities (as  can  be  seen  more  fully  in  the 
report  of  the  economic  consultant  which  is 
being  submitted  together  with  this  report); 
and 

(c)  the  areas  are  sufficient  in  themselves  sub- 
stantially to  recreate  a  healthy,  stabilized 
West  End. 

The  Project  Area  as  finally  delineated  Is  predominantly 


-X-  Prelim.inary  Appraisal  of  Marketability  and  Re-use  Values, 
West  End  Ares,  Boston,  MasSo   Edward  Bernard  Murphy, 
October  19^2,  29  pp. 
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resicJentlal  within  meaning  of  that  term  as  applied  by  the 
Housing  and  Home  Finance  Agency,  to  wit:  that  a  lot  is 
residential  in  use  if  the  predominant  use  of  the  lot  (over 
50^)  is  for  residential  purposes.   Even  when  the  1<.9 
acres  of  housing  that  will  be  retained  in  the  Project  Area 
after  redevelopment  are  subtracted  from  the , net  area  (leav- 
ing 23, If.  acres  instead  of  25*3  acres),  the  remaining  Pro- 
ject Area  over  10%   of  the  net  Project  A:f'ea  is  devoted  to 
i-esidential  uses.   Another  10%   is  devoted  to  uses  of  a 
L'esidential  service  character. 


EXISTING  LAND  USES 

IN  THE  PROJECT 

AREA 

Item 

Number 
Acres 

of 

%   of 

'  Project 
Area 

lo 

Streets,  alleys  and 
public  rights  of  way 

12„0 

32^ 

2o 

Residential,  total 

22,2 

bQ% 

ao   Dwelling  purposes      19 » 7 
bo   Related  public  or 

semipublic  purposes    ■  2o5 


3o   Nonresidential,  total        3»1 


ao   Commercial  3<>0 

bo   Light  industrial        Ool 
Co   Public  or  semipublic 


Unclassified  -  0% 


Total  37o3 


The  remainder  of  the  Study  Area  was  not  included  in  the  Pro- 
ject Area  for  the  specific  reasons  described  belowo   The 
exclusion  of  these  areas  does  not  mean  that  future  redevelop- 
ment or  rehabilitation  action  may  not  be  needed  in  these 
areas  but  only  that  at  this  time  they  are  neither  essential 
to  the  redevelopment  of  the  chosen  Project  Area,  nor  fi- 
nancially feasible  to  undertake «   In  the  future  additional 
projects  may  be  delineated  in  these  areas,   (The  niimbers 
describing  the  areas  refer  to  the  Project  Area  Delineation 
mapo ) 

Area  1    The  APHA  survey  indicated  that  there  were  some 
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relatively  isolated  areas  within  the  Study  Area 
where  the  housing  was  not  of  clearly  substandard 
quality.   In  this  category  are  all  the  blocks  in 
Area  1„   In  addition  to  this  tolerable  housing, 
this  area  contains  a  significant  number  of  valu= 
able  institutions:   the  West  End  branch  of  the 
Boston  Public  Library,  a  clinic  of  the  Massachu- 
setts Eye  and  Ear  Infirmary,  two  churches,  a 
settlement  house,  and  one  of  the  oldest  houses 
in  Boston,  the  Harrison  Gray  Otis  house,  which 
is  now  under  the  care  of  the  Society  for  -the 
Preservation  of  New  England  Antiquities »   There 
are  no  industrial  or  other  dissonant  land  uses 
in  this  area,  with  the  possible  exception  of 
some  scattered  businesses  on  Cambridge  Street, 
a  use  entirely  in  accord  with  the  nature  of 
this  thoroughfare o 

Area  2    The  area  between  the  Massachusetts  General  Hos- 
pital and  Cambridge  Street,  although  5o35  acres 
in  area,  contains  only  ll\.6   dwelling  units.   Over 
one-third  of  this  area  is  owned  by  the  Massachu- 
setts General  Hospital  at  the  present  time,  while 
another  11,%   is  owned  by  the  City  of  Boston,  which 
may  possibly  sell  its "land  holdings  in  the  area 
to  the  hospital,  including  the  Winchell  element- 
ary school  scheduled  for  abandonment  in  the 
school's  report  of  19l\.k.   and  a  mortuary,  also 
scheduled  for  abandonment.   With  only  half  of 
the  area  remaining  to  be  acquired,  it  is  possible 
that  the  hospital  will  be  able  to  complete  ac- 
quisition in  the  near  future  without  need  of 
Title  I  aido   Since  the  best  economic  re-uses 
of  this  area  are  for  hospital  parking  or  hospital 
buildings,  redevelopment  action,  if  undertaken 
here_g  should  be  in  the  form  of  a  future  project 
because  of  its  lack  of  direct  relationship  to  the 
delineated  Project  Area, 

In  regard  to  re-use  of  this  area  for  parking,  the 
economic  consultant  says  that  at  this  time 

"0,0 this  parking  location  is  not  a  po- 
tentially high  turnover,  higt\   rate, 
high  2i|.= hour- income  spot  in  the  mind 
of  the  average  parking  lot  operator"  ,-;;- 

A  more  detailed  study  of  the  possibility  of  re- 
development action  under  the  clearance  powers  of 

-"-  Preliminary  Appraisal,  p,28 
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the  Housing  Authority  (not  Title  I)  is  currently 
being  considerado   The  redevelopment  potential 
of  this  area  has  been  found  to  be  directly  de- 
pendent on  (1)  the  possibility  of  acquisition  of 
the  Suffolk  County  Jail  site  by  the  hospital; 
(2)  the  expansion  plans  and  future  parking  needs 
of  the  hospital  J  and  (3)  a  projected  but  not 
yet  definite  plan  for  a  west-bound  overpass 
ramp  on  Cambridge  Street  now  being  studied  by 
the  Metropolitan  District  Commissiono   Until 
■the  situation  with  regard  to  these  three  factors 
is  more  definite ^  no  action  under  either  Title 
I  or  any  other  law  will  be  taken. 

Area  3    The  Suffolk  County  Jail  is  currently  being  con- 
sidered for  abandonment  as  a  public  facilityo 
It  is  the  desire  of  the  administration  of  the 
City  of  Boston,  as  expressed  by  the  Mayor  in  a 
bill  filed  in  the  Massachusetts  General  Court, 
that  the  Jail  site  be  sold  to  the  Massachusetts 
General  Hospital  to  be  used  for  a  new  medical 
unit.   However,  while  the  ultimate  acquisition  of 
the  site  by  the  hospital  seems  likely,  this 
may  not  take  place  for  some  tlitieo 

Area  i\.  The  strip  of  commercial  use  along  the  Cambridge 

Street  front  of  the  jail,  which  includes  an 
electric  power  substation,  is  so  detached  from 
the  rest  of  the  Study  Area  that  it  could  hardly 
be  included  in  the  Project  Area,  even  if  there 
were  some  reason  so  to  include  ito   Its  current 
use  is  appropriate  to  its  location* 

Area  5    The  Massachusetts  General  Hospital,  the  largest 
single  land  use  in  the  West  End,  was,  of  course, 
excluded  from  the  Project  Areao 

Area  6    This  area,  of  which  14.3^  is  now  vacant  and  currently 
used  for  parking  in  relation  to  the  North  Station 
and  the  Boston  Garden  auditorium.  Is  separated 
from  the  rest  of  the  Study  Area  by  an  elevated 
mass  transit  line  that  runs  from  Lechmere  Square 
in  Somervllle  to  the  North  Station  and  thence  in- 
to downtown  Boston,   The  best  re-use  of  this  en- 
tire area  seems  to  be  for  parking.   The  Board  of 
Real  Estate  Commissioners,  the  municipal  agency 
directly  concerned  with  the  provision  of  off- 
street  parking,  has  placed  this  area  on  its 
prioi*lty  list,  but  because  of  the  more  urgent 
need  for  off-street  parking  in  other  parts  of 
the  central  area  of  the  city,  this  location  is 
low  on  the  priority  llsto 
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Area  7    The  Public  Works  Building  of  the  Commonwealth  of 

Massachusetts,  a  new  structure  amply  supplied  with 
parking  space,  occupies  most  of  the  last  area 
outside  the  Project  Area,,   This  building  and  an 
electric  power  substation  beside  it  are  separated 
from  the  rest  of  the  West  End  both  by  an  elevated 
transit  line  and  a  section  of  the  new  high-speed 
Central  Artery« 


All  of  the  Study  Area,  with  the  exception  of  the  areas  list- 
ed above,  has  been  included  in  the  delimited  Project  Area, 
Re-use  possibilities  and  values  for  all  of  this  area  are 
cited  in  the  analysis  by  the  economic  consultant  and  evid- 
ence exists  to  show  both  that  this  Project  Area  is  now 
residential  and  that  these  residences  are  predominantly 
sub- standard. 
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RE-USE        PLAN 

6|      HIGH     RENT     HOUSING  ^^M      „,,„,  ,,     ^,u„,,.  ,^ 

6'    NUMBER     OF     STORErs  ^^^p       PUBLIC      SCHOOLS 

CvX-Xl  3|     LOW    OR    MIDDLE    RENT    HOUSING  feS'.giil      „.„ „..,      „„„„„.„ 

f/M^       3  =   NUIIBER     OF      STOREYS  MHifm       P*''OCHIAL      SCHOOLS 

I   ,J=\      RETAINED     OR  P3S^      „  ^  .      „„.,..„.„„     „,„,„ 

L^J      REHABILITATED     HOUSING  ^Wg      "T*-    BOUNDARY     STRIP 

frillllllll  RXXX5»1      LIGHT     INDUSTRIAL    AND 

llh I      ""'^'""'  Kgg$$l      COMMERCIAL    AREA 

NB:      BUILDING     LAYOUTS    ARE     FOR     ILLUSTRATIVE     PURPOSES     ONLY. 
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WEST  END -STUDY  AREA  "B" 


URBAN  REDEVELOPMENT  STUDY 

BOSTON     HOUSING     AUTHORITY 

URBAN       REDEVELOPMENT     DIVISION 


6o   Description  of  the  Re-Use  Plan 


In  this  section  the  development  of  the  Re-use  Plan  shown  on 
the  opposite  page  will  be  described  and  the  reasons  behind 
the  allocation  of  each  specific  use  will  be  detailedo   The 
plan  calls  for: 

(a)  residential  structures  to  be  built  by  private 
redevelopers  at  an  average  density  of  70  famil- 
ies/acre on  ten  acres; 

(b)  either  low-rent  public  housing  or  middle-in- 
come private  housing  on  I4.06  acres; 

(c)  retention  or  rehabilitation  of  375  existing 
dwelling  units; 

(d)  a  new  elementary  school  and  an  expansion  of 
the  existing  junior  high  school  playground) 

(e)  retention  of  two  parochial  schools  and  a 
Catholic  church, 

(f)  a  new  retail  shopping  center; 

(g)  retention  of  an  existing  group  of  stores; 
(h)  a  new  parking  lot  for  the  hospital,  and 
(i)  a  new  5o^  acre  industrial  area. 


The  re-use  design  conforms  to  the  proposals  of  the  General 
Plan  for  Boston  and  to  local  planning  requirements  of  the 
district o  It  was  guided  in  general  form  and  detail  by  the 
report  of  the  economic  consultant,  especially  in  regard  to 
the  high-rent  residential  and  the  industrial  uses.  The 
conditions  that  caused  the  allocation  of  specific  areas  to 
specific  uses  are  described  belowo 


The  re-use  plan  calls  for  a  much  simplified  and  more  effi- 
cient street  system  which  will  keep  through  traffic  out 
of  the  residential  areas »   The  total  street  length  will  be 
cut  by  almost  two-thirds,  resulting  in  a  considerable  amount 
of  additional  land  becoming  available  for  other  useso 


A  total  of  1125  linear  feet  of  new  streets  and  I4.SO   feet  of 
new  service  drives  are  to  be  built j  3230  feet  of  existing 
street  are  to  be  widened,  and  9300  feet  are  to  be  abandon- 
ed.  Less  than  600  feet  of  streets,  not  counting  peripheral 
streets,  will  be  retained  without  wideningo 
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SUMMARY  OP  AREAS  IN  THE  ^-USB  PLAN 


Item 


%   of  Net  JS  of  Gross 
No«  oft  Project    Project 
Acres     Area      Area 


Residential  Purposes 


17o6 


SQ% 


ao  High  rent  private 

housing  10 o2 

b.  Public  or  middle 

income  private  housing  l^-oS 

Ce  Retained  or  rehabili- 
tated housing  2e6 


Public  and  Semipublic  Uses 


5o8 


19J^ 


ao  Junior  high  school  2ol 

bo  New  elementary  school  Zo$ 

Co  Parochial  school  Oo3 

do  Catholic  church  0o2 

eo  Highway  green  strip  'Oo? 


Retail  Coramsrcial 

i«5 

S% 

a.  New  local  retail 
bo  Retained  retail 
Co  Hospital  parking 

o«5 

Oo7 
Oo3 

Light  Industrial 

54 

I8jg 

Net  Project  Area 

30o3 

lOOjg 

8io55C 

Streets  and  Alleys 

7oO 

18  o5^ 

Gross  Project  Area 

37o3 

lOOjg 
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Residential  Areas 

ao   New  High=rent  Housing 

In  the  10e2  acres  set  aside  in  the  Re=use  Plan  for 
high=rent  apartments  it  is  expected  that  between  6I4.O  and  7l|.0 
families  can  be  housed  at  an  overall  density  of  about  70 
families  per  net  acre.   It  is  expected  that  these  families 
will  be  small  in  size  (averaging  under  2o5  persons)  but 
that  because  of  the  high  rentals,  apartments  of  at  least 
1000  square  feet  in  average  gross  size  must  be  providedo 
Thus  about  1750  persons  can  be  housed  in  this  portion  of 
the  Project  Areao 

The  density  range  was  derived  from  four  separate  criteria  § 

1«   The  recommendations  of  the  Preliminary  General 
plan  for  Bostono   It  establishes  this  part  of 
the  West  End  as  a  high  density  residential 
area  (I4.O  or  more  families  per  net  acreo) 

2,   The  financial  objective  of  the  redeveloper  will 
be  to  maximize  his  return  by  ensuring  that 
his  housing  will  be  able  to  compete  success- 
fully in  the  Boston  housing  market o   One 
significant  feature  that  he  may  be  able  to 
take  advantage  of  is  the  Massachusetts  Urban 
Redevelopment  Corporation  Law/""  which  provides 
for  state  corporate  income  tax  exemption  and 
local  property  tax  exemption  for  corporations 
which  redevelop  decadent  areas  for  residential 
re-use o   In  lieu  of  taxes  (nearly  $70/lOOO  in 
Boston)  the  corporation  can  make  a  payment  as 
follows? 

$10oOO  per  thousand  on  the  fair  cash  value 
of  all  the  real  and  personal  property  of  the 
corporation  plus  $%   of  the  gross  income  of 
the  corporation!  provided  that  this  payment 
will  at  least  be  equal  to  the  taxes  paid  on 
the  site  for  the  average  of  the  three  years 
prior  to  acquisition,,   The  corporation  is 
limited  to  h%   cumulative  dividends. 

Current  tax  income  from  the  area  proposed 
for  private  housing  is  about  ii>l5s200  per 
acre  per  year  since  assessed  values  are 
about  $5  per  square  foot  now «   To  take  full 
advantage  of  the  tax  benefits  it  would  be 
necessary  for  the  redeveloper  to  build  at  a 


Chapter  121A,  Laws  of  the  Commonwealth 
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density  of  100  families  per  net  acres 
assioming  an  average  unit  cost  of  $11^000  j,  a 
70^  assessments  and  $125  per  month 
average  rento   For  any  density  below  this 
it  seems  likely  that  the  redeveloperj  while 
enjoying  a  substantial  saving  over  con- 
ventionally-taxed housings  will  have  to  pay 
the  equivalent  of  the  taxes  on  the  land 
prior  to  acquisition  and  clearance o 

Densities  of  recent  comparable  projects  by 
private  developers »   According  to  the 
economic  consultant's  report,  such  densi- 
ties are  between  14.0  and  175  families  per 
net  acreo'"'  For  these  projects  land  costs 
averaged  between  $0,75  and  $lo25  per  square 
foot  for  an  average  density  of  about  75 
families  per  net  acre*   None  of  these  pro-= 
jectsj  however.,  was  entitled  to  the  tax 
benefits  of  Chapter  121Ao 

Desirable  standards  of  density  and  land 
coverage s  as  developed  by  the  American 
Public  Health  Association  in  its  publica- 
tion "planning  the  Neighborhood"  o-"" 


APHA  STANDARDS 

Height 

Density  Range 
(families/net  acre) 

Average 
Coverage  {%) 

3   3te 

i;o  =  hS 

30 

6 

65  =  75 

2^ 

9 

75  =  85 

20 

13 

85  =  95 

17 

"Preliminary  Appraisal . o . "   pc  22 
"planning  the  Neighborhood*' 5,  American  Public  Health 
Association,  ChlcagOo 
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The  foregoing  four  criteria,  plus  the  specific 
characteristics  of  the  site,  were  used  to  de- 
velop recommended  densities  and  land  coverages 
for  the  10o2  acre  area«   The  site  itself  con- 
sists of  four  reasonably  distinct  parts,  each 
of  which  was  allotted  a  different  range  of  re»= 
commended  standards. 


RECOMMENDED  DENSITY  AND  COVERAGE  STANDARDS 


Density    Family    Average 
Area   Number     Range     Coverage   Height 
of  Acres  Pamo/n.  Acre    %  (Storeys" 


A     2o0 

ko  =  kS 

33 

3 

a        2o5 

85  =  95 

17 

13 

C     3.0 

55  =  65 

20 

6 

D     2.7 

85  =  95 

17 

13 

Total  10,2 

65  =  75 

21.5 

7 

An  overall  requirement  will  be  made  that  an 
off-street  parking  space  must  be  provided 
for  65^  of  all  apartments. 

Utilizing  these  standards  and  tentative  costs 
the  West  End  area  should  be  able  to  attract 
private  redevelopment  interests.   In  addition, 
the  provisions  of  Chapter  121A  mean  that  at 
72  families  per  net  acre  the  potential  tax 
savings  for  a  redeveloper  are  $327  per  apart- 
ment per  year,  or  a  tax  bill  only  39^  as  high 
as  it  would  be  without  benefit  of  121Ao 
This  means  a  possible  rent  "cushion"  of  nearly 
$27  per  apartment  per  month  below  housing  not 
built  under  12 lA. 

The  housing  site  plan  on  the  Re-use  Plan  is 
designed  at  72  families  per  net  acre  and 
20^  building  coverage.   This  design  is  not 
Intended  as  a  directive  to  redevelopers  but 
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rather  as  an  indication  of  one  of  the  total 
range  of  possibilities  available. 

b.   Public  Housing  or  Middle-income  Private  Housing  Area 

The  five  acres  of  land  in  two  parcels  east  of  the  new 
elementary  school  playground  has  been  tentatively  set  aside 
for  public  housing.   If  it  becomes  feasible,  after  re- 
development of  the  riverfront  areas,  to  interest  private 
redevelopers  in  building  middle-income  housing  there,  this 
would  be  preferable.   The  timing  schedule  places  this  area 
late  in  the  redevelopment  program  with  the  idea  that  the 
changing  situation  will  make  alternative  uses  possible  for 
this  area. 


The  area  will  be  buffered  from  the  light  industrial  use 
to  the  north  by  a  retaining  wall  and  a  planting  strip. 

The  recommended  density  for  this  area  is  l\.0   families  per 
net  acre  and  33^  coverage,  based  on  the  decision  that  the 
best  housing  type  for  the  site  is  3-storey  garden  apart- 
ments.  This  decision  is  subject  to  change  during  the 
Pinal  Advance  study  phase,  when  it  is  expected  that  further 
detailing  of  this  area  can  be  made. 


c.   Retained  and  Rehabilitated  Dwellings 

Included  within  the  project  area  are  five  small  groups  of 
residential  structures,  some  of  which  will  be  allowed  to 
remain  in  their  current  condition  without  being  acquired 
and  some  of  which  will  be  acquired  and  resold  with  agree- 
ments that  will  bring  about  their  rehabilitation.   These 
five  groups  are: 

1.  Seventy- three  dwellings  in  seventeen  struc- 
tures at  the  corner  of  Chambers  and  McLean 
Streets.   These  units,  which  will  adjoin  the' 
new  junior  high  school  playground,  are  in 
sufficiently  good  repair  and  so  located  that 
they  will  be  allowed  to  remain.   Building 
code  enforcement  and  the  improved  environment 
due  to  redevelopment  will  keep  these  build- 
ings up  to  standard. 

2.  The  thirteen  dwelling  structures  on  the  north 
side  of  McLean  Street  can  be  treated  in  one 
of  two  ways:  either  they  will  be  acquired 
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together  with  the  buildings  on  Allen  Street 
that  abut  them  In  the  rear,  and  when  the 
Allen  Street  structures  have  been  torn  down, 
the  McLean  Street  units  will  be  resold  with 
a  rehabilitation  agreement;  or  else  they  will 
not  be  acquired  but  will  be  treated  in  the 
same  way  as  the  structures  described  immediate- 
ly above o   The  final  decision  on  these  units 
is  another  matter  that  must  await  the  further 
detailing  of  the  Final  Advance  stage » 

The  IOI4.  dwelling  units  in  a  single  apartment 
house,  Charlesbank  Homes,  at  the  corner  of 
Charles  and  Poplar  Streets,  will  be  left  un- 
touched.  This  structure  is  in  excellent  re- 
pair and  although  some  of  the  units  contain 
undersized  rooms,  is  expected  to  be  decent 
housing  for  some  time  to  come., 

Seventy-six  dwelling  units  in  ten  structures   ij^ 
on  Allen  Street  between  Charles  and  Poplar  ^■^^ 
will  be  acquired,  together  with  an  existing 
parking  lot  on  Charles  Street  adjacent  to 
them,  and  then  will  be  resold  together  with 
the  section  of  Allen  Street  between  Charles 
and  Poplar o   These  dwellings,  although  the 
APHA  survey  indicated  that  they  are  largely 
of  submarginal  quality,  are  of  a  type  that 
can  be  inexpensively  rehabilitated  to  pro- 
vide decent  housing.   There  is  a  definite 
possibility  that  these  structures,  after  ac- 
quisition, can  be  resold  to  the  Massachusetts 
General  Hospital,  which  needs  housing  for  its 
"House"  staff.   Discussions  are  currently  be- 
ing carried  on  with  representatives  of  the 
hospital  to  determine  the  feasibility  of  this 
rehabilitation  project.   At  this  time  it  seems 
possible  that  the  rehabilitation  of  the  ten 
structures  together  with  the  use  of  the  closed 
street  section  and  the  open  area  behind  the 
houses  for  outdoor  recreation  and  planting 
space,  can  be  carried  out  without  use  of  Title 
I  grants. 

The  group  of  sixteen  structures  containing  69 
dwelling  units  on  the  north  side  of  Allen  Street 
between  Blossom  Street  (extended)  and  the  Mayhew 
School  (to  be  removed)  are  shown  by  the  APHA 
survey  to  be  of  predominantly  standard  quality. 
These  structures,  which  will  abut  in  the  future 
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on  the  neighborhood  park  next  the  new  elementary 
school  playground,  will  be  improved  enormously 
if  the  following  actions  are  taken:  (1)  the  dwell- 
ings facing  them  on  the  south  side  of  Allen  Street 
(largely  substandard)  are  removed  and  60°  angle 
parking  provided  on  their  sites  to  provide  both 
sunlight  and  parking  for  the  other  structures; 
(2)  the  structures  on  the  north  of  these  buildings 
are  removed  and  replaced  by  an  elementary  school 
playground,  and  (3)  the  structures  built  on  the 
back  part  of  the  lots  are  removed,  providing 
light,  air,  and  a  view  of  the  park.   All  this  can 
be  done  without  acquiring  the  buildings  to  be  re- 
habilitated. 


The  action  indicated  in  regard  to  these  groups  of  dwellings 
will  provide  a  fringe  area  of  good  existing  housing  in  the 
West  End  that  will  protect  rather  than  hamper  redevelopment. 
Since  a  final  determination  of  the  action  that  will  be  taken 
in  regard  to  these  five  groups  has  not  and  cannot  be  made 
at  this  time,  they  are  included  in  the  Project  Areao   As  has 
already  been  noted,  however,  the  Project  Area  is  predominant- 
ly residential  even  if  the  four  groups  of  structures  that 
may  be  retained  are  excluded  from  ito   In  the  Final  Advance 
Stage,  final  disposition  of  these  structures  will  be  deter- 
mined. 


On  the  Re-Use  Plan,  these  five  groups  are  indicated  as  "re- 
tained" or  "rehabilitated".   This  should  not  be  understood 
as  a  final  decision  but  rather  as  an  indication  of  what  may 
be  donee   The  briefer  designation  is  used  for  purposes  of 
brevity  in  titles  on  the  map. 


Retained  and 

Rehabilitated 

Struc 

tures 

Item 

NOo  of 
Structures 

NOo  of 
Do  U's 

Area  in 
Acres 

Group  1 
2 
3 
k 
5 

17 
13 
1 
10 
16 

73 
S3 
lOij. 
76 
69 

Oo5 

Oo3 
0,7 
Oo7 

TOTAL 

57 

375 

2o6 
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VIEW    OF    CHARLESBANK     HOMES 
APARTMENT    HOUSE    LOOKING   EAST 
ACROSS     CHARLES     STREET  THIS 
BUILDING    IS    IN    GOOD     CONDI  - 
TION    AND     WILL    BE    RETAINED. 


BUILDINGS      TO      BE      RETAINED 


VIEW     LOOKING     DOWN     ALLEN 
STREET    WEST    TOWARD    CHARLES 
STREET    AND    THE    RIVER.    THE 
HOUSING   ON    THE    RIGHT    IS  TO 
BE     REHABILITATED    AND    RE- 
TAINED. 
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Public  and  Semi-Public  Uses 


Public  School  System 


At  the  present  time  the  Boston  School  Department  operates 
two  elementary  schools  and  one  junior  high  school  in  the 
Study  Areao   Both  of  the  elementary  schools  are  recommend- 
ed for  elimination  in  the  Preliminary  General  Plan  and  in 
the  Strayer  Report  on  the  Boston  School  systemo""*  The  jun- 
ior high  school  is  expected  to  be  retained  in  its  current 
use  o 


Of  these  three  schools  in  the  Study  Area,  only  one   of  the 
elementary  schools  and  the  junior  high  lie  within  the  Project 
Area»   The  table  below  shows  the  estimated  public  school 
enrollments  after  the  completion  of  redevelopment o   Prom 
this  table  it  is  clear  that  if  both  elementary  schools  are 
to  be  abandoned,  a  new  elementary  school  able  to  house  about 
550  pupils  will  be  neededo   On  the  basis  of  about  30  pupils 
per  classj  eighteen  classrooms  will  be  necessary.   Together 
with  the  need  for  other  functional  spaces,  this  means  that 
an  area  of  nearly  one  acre  is  necessary  for  the  school  plant. 
The  playground,  on  the  basis  of  about  120  square  feet  of 
playspace  per  pupil,  will  require  another  one-and-a-half 
acreso   Of  this,  it  is  recommended  that  at  least  half  an 
acre  be  developed  as  a  neighborhood  park.   The  total  set 
aside  for  the  new  elementary  school  contains  2»5  acres. 


The  Blackstone  Junior  High  has  at  present  almost  no  play 
space*   Adjacent  house  lots  will  be  added  t o  its  Go?  acre 
site  to  bring  it  up  to  a  total  of  2.1  acres.   Its  enroll- 
ment is  expected  to  drop  from  370  pupils  to  a  future  enroll- 
ment ojf  297. 


High  school  pupils  living  in  the  West  End  are  allowed  the 
option  of  attending  any  one  of  the  city's  many  specialized 
high  schools  or  one  of  the  more  general  ones.   This  is  in 
accordance  with  the  policy  of  the  Boston  School  Department 
with  regard  to  high  school  pupils |  thus  no  provision  has 
been  made  for  a  high  school  in  the  West  Endo 


Parochial  School  System 


The  Pastpr  of  St.  Joseph' Sj  the  only  parochial  school  in  the 
West  End,  has  no  present  plans  either  for  enlarging  the 
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FUTURE  SCHOOL  ENROLLMENT 


Item 


Elementary 


Junior 
High  Parochial 


Total 


Total  Enrollment:  1952 


770 


370 


Non=redeve loped  areas: 

(1)  Pupils  now  coming 
from  outside  Pro- 
ject Area  290       200 

(2)  Pupils  now  coming 
from  299  d.u.  of 

retained  housing       I4.8        I7 

(3)  Expected  loss  when 
area  between  hos- 
pital and  Cambridge 

Street  is  cleared    -  21;      =■   9 
(Ij.)  Expected  loss  as 

area  east  of  Stani- 
ford  Street  becomes 
non-residential      -  60      -  30 

Future  enrollment  from 

non=redeveloped  areas:      25I4-       178 


Pro  je 

(1) 

(2) 


(3) 


ct  area: 
Pupils  now  living 
In  Project  Area 
housing  -  332 

Pupils  expected  to 
come  from  new  pri- 
vate housing 

(700  DU)  ^  105 

Pupils  expected  to 
come  from  new  public 
housing  (200  DU)  ^^        I80 
Pupils  expected  to 
come  from  rehabili- 
tated housing 


»153 


35 


700 


260 

i].5 

■  22 
•  30 


253 


-395 


1840 


750 
110 

-  ^^ 
~   120 


685 


li^O 
260 


(76  DU)  ^^ 

11 

k 

-;r--;5-;c- 

15 

Future  enrollment  from 
ffoject  Area 

296 

119 

.;;..;;..;;. 

1^15 

Expected  Net  Putvire 
Enrollment 

550 

297 

253 

(miniminn) 

1100 

■"■  at  0o2  pupils  per  DU,  based  on  study  of  two  high-rent  areas 

in  Boston 
'"""°  at  1.3  pupils  per  DU,  based  on  study  of  two  housing  projects 

in  Boston 
^.HH'e   cannot  be  estimated  at  the  present  tlmep  due  to  lack  of  datj 
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playground  space  of  the  school  or  for  abandonment  of  either 
of  its  two  buildings.  The  expected  effect  of  redevelopment 
on  the  parochial  system  (grades  one  through  eight)  is  shown 
in  the  table,  having  been  computed  on  the  assumption  that 
the  ratio  of  parochial  enrollment  to  total  number 'of  child- 
ren remains  the  same,  except  in  the  case  of  the  new  hous- 
ing that  will  be  added. 

Areas  Devoted  to  Commerce 


Retail  Commercial  Area  on  Blossom  Street 


At  the  end  of  Blossom  Street  (extension)  about  half  an  acre 
of  land  has  been  set  aside  for  new  retail  shops  of  a  neigh- 
borhood type.   Since  nearly  all  of  the  existing  shops  in 
the  West  End  are  scheduled  for  removal  during  some  stage 
of  the  redevelopment  project,  new  neighborhood  facilities 
must  be  provided  to  serve  the  700  families  in  ~high=rent 
housings  a  possible  -200  families  in  public  housing,  and 
1150  families  who  will  remain  in  existing  housing  in  the 
Study  Area  after  redevelopment.   Only  a  small  service  and 
parking  area  need  be  set  aside  for  tliese  shops  since  their 
entire  market  area  lies  within  a  radius  of  a  quarter  of  a 
mile.   The  amount  of  land  set  aside  for  these  shops  allows 
for  from  10,000  to  15,000  square  feet  of  retail  floor  space 
for  local  shops  and  consumer  services,  plus  parking,,  ser- 
vice area,  etc. 


Commercial  Area  on  Staniford  Street 


A  strip  of  existing  business  has  been  left  on  Staniford 
Street  from  Green  Street  north.   A  service  area  for  parking 
and  deliveries  has  been  provided  for  these  shops,   Stani- 
ford Street  is  at  present  a  vital  part  of  the  retail- 
wholesale  commercial  area  that  runs  from  Hajrmarket  Square 
to  the  North  Station,    This  retained  business  strip  will 
be  about  eighty  feet  deep.   The  detailing  of  the  precise 
way  in  Viftiich  this  area  will  be  handled  must  await  the 
Pinal  Advance  stage. 


h.   Hospital  Parking  Area  on  Brighton  Street 


In  the  block  at  the  corner  of  Allen  and  Charles  Streets, 
containing  Charlesbank  Homes  and  the  76  dwelling  units  to 
be  rehabilitated,  there  is  room  for  a  55-car  parking  lot 
to  serve  some  of  the  hospital's  need.   As  the  hospital 
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has  expressed  the  desire  to  remove  some  of  its  outmoded 
buildings  along  Allen  Street  with  the  expectation  both 
of  replacing  them  with  a  new  pathology  building  and  with 
providing  a  new  secondary  hospital  entrance,  this  lot 
would  prove  valuable  to  themo   It  will  replace,  in  part, 
their  loss  of  two  lots  along  Allen  and  Charles  Streets, 
one  of  which  they  now  owrio 


Area  Devoted  to  Industrial  or  General  Commercial  Use 


The  area  between  Lowell  and  Leverett  Streets,  5°25  acres 
in  area,  has  been  designated  for  industrial  re-use.   Of 
this  area  the  economic  consultant  says,-;;- 

"Being  adjacent  to  excellent  public  transport- 
ation,  major  highways,  and  express  routes  and 
rail  freight  terminals,  and  reaching  out  eas- 
ily to  a  large- labor  supply,  it  should  be 
readily  marketable,  and  in  development  serve 
as  an  enlargement  of  the  nearby  North  Station- 
Ha3rmarket  district,  which  is  essentially 
semi-retail,  wholesale  warehouse,  light  man- 
ufacturing and  office  in  character  now»" 


The  necessary  physical  changes  in  the  land,  in  addition 
to  clearance  and  provision  of  sub-surface  utilities,  are 
suggested  by  the  consultant :•;S";^ 


"If  this_  land  were  levelled  to  Lowell  Street 
grade  ^l8  ft o ' contour/it  would  average  about 
15  feet  below  residential  and  recreational 
land  in  the  /project  area/and  thus  constitute 
a  somewhat  self-protected  industrial  stripoc*' 


These  changes  will  necessitate  a  retaining  wall  along 
the  Leverett  Street  side  of  the  industrial  area,  thus  buf- 
fering it  from  the  other  uses  southwest  of  Leverett  Street. 


The  categories  of  firms  most  suited  to  this  area  are  de- 
scribed as;  -;H'f  # 

"upholsterers  and  furniture  dealers;  wallpaper 
and  interior  paints,  varnishes,  polishes,  etco 


•sS'Preliminary  Appraisal,  po7 
-;'?■>?■  ibldo  ,  p.  7 
-:HK-ibido ,  po  I6 
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rugSj  carpets,  and  tapestries;  household  ap- 
pliances; radio  and  television  equipment  and 
supplies;  plumbing  and  heating  supplies; 
kitchen  equipment;  wholesale  drugs,  cosmetics 
and  toiletries;  wholesale  liquors;  laund- 
ries and  dry  cleaners;  fine  paper  products; 
in  short,  a  wide  variety  of  small  industrial 
types  having  a  strong  affinity  to  the  center 
of  any  big  city  market  area,  its  big  indus- 
tries, and  its  consumer  needs." 


The  consultant  sums  up  the  reasons  for  the  demand  for  this 
land  by  saying :ii- 

"General  support  for  this  position  /that  there 
is  a  ready  market  for  the  landT'can  be  brought 
to  bear  in  the  form  of  (1)  continuing  displace- 
ment of  many  businesses  as  a  result  of  master 
highway  takings  and  a  continued  extension  of 
the  Central  Artery  over  the  next  five  years; 

(2)  a  continuation  of  good  general  business; 

(3)  the  impressive  volume  of  new  Industrial 
construction  in  the  Boston  district  as  a  ^tiole 
since  World  War  II;  (I|.)  the  pressure  to  re- 
locate in  more  efficient  space  resulting  from 

a  combination  of  the  general  age  and  inadequacy 
of  existing  industrial  plant,  and  rising  costs 
of  operation,  particularly  labor  and  handling 
charges;  and  finally  (5)  the  poor  quality  from 
every  viewpoint  of  vacant  industrial  space 
available,  which  is  no  better  than,  if  as  good 
as,  space  now  occupied  by  presently  dissatisfied 
tenants » " 


Proposed  Zoning  of  the  Project  Area 

The  Boston  City  Planning  Board  is  now  working  on  a  new  com- 
prehensive zoning  ordinance  for  the  City,   As  this  new 
ordinance  will  not  be  completed  \intil  perhaps  195l4-j  the 
revisions  in  the  existing  zoning  of  the  West  End  here  pro- 
posed are  based  on  the  old  ordinance,  dating  from  192l\., 
which  is  now  in  force. 


i'f   Preliminary  Appraisal,  p.  16 
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PROPOSED     ZONING 


DISTRICT          PROVISIONS                                                                  | 

DESIONATIOK 

GENERAL 
RESIDENCE 

bu's^'ess 

bu^ne'ss 

INDUSTRY 

MITTEO      USES 

soo"nghoI!sI's, 

THEATRES, 

"i^LZlll'"' 

RESTRrCTEO 

HEIGHT 
LIMITS 

65' 

R  65 

L  65 

60' 

R  80 

L  60 

B  60 

155' 

R  155 

L155 

B  155 

I  155 

PROJECT       AREA      BOUNDARY 


FEBRUARY,    1953 


.^6' 


WEST    END -STUDY  AREA  "B° 
URBAN  REDEVELOPMENT  STUDY 

BOSTON     HOUSING    AUTHORITY 


The  two  primary  objectives  which  these  changes  are  de- 
signed to  accomplish  are: 

1)  to  make  possible  re-use  according  to  the 
plan  where  the  present  classification  would 
prevent  this; 

2)  to  protect  the  new  uses  from  undesirable 
and  blighting  effects  of  inharmonious  sur- 
rounding or  neighboring  uses; 


Within  the  Project  Area,  the  parts  for  which  the  proposed 
re-use  is  private  apartment  housing  of  varying  height  have 
been  suggested  for  R  155  zoning  to  permit  structures  of  up 
to  13  stories  in  height  to  be  erected. 

The  areas  of  retained  existing  housing,  and  public  hous- 
ing (including  the  parking  lot  behind  Charle sbank  Apart- 
ments, which  will  be  operated  by  the  Mass.  General  Hospital), 
which  will  probably  be  no  higher  than  six  stories,  should  go 
into  an  R  65  zone. 

An  L  80  zone  for  the  retained  strip  of  business  along  Stani- 
ford  Street,  L  I4.O   for  the  new  local  shopping  area  in  the 
center  of  the  project,  and  B  80  for  the  light  industrial 
area  to  the  east  of  the  present  Leverett  Street  complete  the 
zoning  picture  within  the  project  area. 


The  changes  proposed  for  the  area  surrounding  the  project 
are  limited  to  the  area  between  the  project  boundary  and 
Cambridge  Street.   The  northern  frontage  of  Cambridge 
Street  J  which  is  now  in  a  general  business  zone,  should 
be  changed  to  local  business,  and  the  area  behind  it,  be- 
tween Staniford  and  Blossom  Streets,  from  local  business 
to  residence,  which  is  its  predominant  use  at  the  present 
t  ime  o 


In  this  section  a  project  area  containing  the  worst  parts 
of  the  .West  End  has  been  delineatedo   The  Re-use  Plan  as 
described  above  is  intended  to  show  how  redevelopment  can 
remove  the  decadent  core  of  the  West  End  and  replace  it 
with  new  and  healthy  homes  and  businesses.   In  the  next 
section  the  feasibility  of  this  plan  will  be  examine  do 
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THE  FEASIBILITY  OF  REDEVELOPMENT 


7o   Re -use  of  Utilities  and  Land 


The  new  uses  In  the  West  End  will  be  able  to  take  advantage 
of  both  the  existing  utility  systems  and  of  the  topography. 


The  basic  networks  of  utilities  now  burled  in  the  land  can 
be  utilized  with  only  minor  changes  and  additions: 


(a)  the  Sewer  Division  of  the  Boston  Public  Works 
Department  does  not  anticipate  any  major  changes 
in  its  system,  and 

(b)  the  i#ater  Division  estimates  that  ^50,000  would 
cover  the  cost  of  extending  a  high  pressure 
service  loop  to  the  new  high-rise  housing. 


The  major  change  in  the  land  will  be  the  leveling  of  the  pro- 
posed industrial  site  to  approximately  the  level  of  Lowell 
Street.   Preliminary  estimates  indicate  that  this  would  in- 
volve the  moving  of  some  30,000  yards  of  earth.   Foundation 
conditions  in  the  Project  Area  are  adequate  for  tall  build- 
ings, as^-evidenced  by  the  fact  that  on  adjacent  filled  land 
the  Massachusetts  General  Hospital  has  built  a  number  of 
structures  of  eight  and  ten  storeys.   In  most  of  the  Project 
Area  hard  clay  or  rock  is  reached  between  20  and  35  feet  be- 
low the  surface o 


The  Feasibility  of  Relocation 


In  order  to  determine  the  magnitude  and  nature  of  the  reloca- 
tion problem  that  will  be  encountered  in  the  redevelopment  of 
the.  West  Endj  data  from  the  Census  of  1950  and  a  sample  re- 
location study  conducted  by  the  Urban  Redevelopment  Division 
were  utilizedo   The  Census  revealed  that  there  is  a  total 
of  3119  dwelling  units  in  the  Project  Area,   Subtracting  from 
this  figure  108  vacant  dwelling  units  and  299  units  that  will 
b'e  retained  after  redevelopment  leaves  2712  dwelling  units. 
Assuming  one  family  per  occupied  dwelling  unit,  this  means 
that  a  total  of  2712  families  must  be  relocated.   The  Census 
further  reveals  that  there  are  I|.6i|  one-person  families  in 
the  Project  Area,   Although  no  relocation  requirement  is  made 
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for  this  group  under  Title  I,  the  Massachusetts  redevelop- 
ment enabling  act  requires  that  one-person  families  be  re- 
locatedo   This  will  be  accomplished  by  making  available  to 
these  persons  the  service  of  the  relocation  office  that  will 
be  established  in  the  Project  Areao 

The  remaining  22l|.8  families  will  be  relocated  in  dwellings 
that  are  (1)  in  price  ranges  that  they  can  afford  to  pay, 
(2)  not  generally  less  desirable  in  location  than  those 
they  now  occupy,  and  (3)  are  decent,  safe,  and  sanitaryo 
The  results  of  the  sample  survey  of  190  of  these  22[|.8  fam- 
ilies and  the  meaning  of  these  results  as  applied  to  the 
total  group  is  shown  in  the  table  belowo 


RESULTS 

OF  RELOCATION 

SUI 

?VEy 

Item 

Sample 

Populati 

on 

Total  P 

opulation 

# 

fo 

# 

% 

Families  eligible 
for  public  housing'j!- 

111 

58 

1305 

58 

Families  not  eligible 
for  public  housing-;;--;;' 

51 

27 

608 

27 

Families  of  doubtful 
eligiblll  tj-iy.H'f 

28 

15 

335 

15 

TOTAL 

190 

100 

22^8 

100 

Assuming  that  families  in  the  doubtful  category  who  actual- 
ly are  eligible  for  public  housing  balance  families  eli- 
gible for  public  housing  but  not  choosing  to  enter  it  for 
some  reason,,  the  final  breakdown  shows  that  about  1305  fami- 
lies can  be  rehoused  in  public  housing  while  91+3  m-ust  be 
relocated  in  private  housing o 


There  are  at  the  present  time  7720  units  of  Federally-aided 
low-rent  housing  in  Boston  in  operation  and  another  2586 
are  authorized  or  under  constructlono   In  addition  to  these, 
there  are  2791+  state-aided  units  in  operation  and  another 
151+7  ave    authorized  or  under  construction.,   All  10,306 
Federally-aided  units  and  all  1+,  3I+I  state-aided  units  should 
be  completed  before  West  End  relocation  begins o   The  state- 


-;;'Wlth  annual  incomes  below  continued  occupancy  limits 

for  Federal  public  housingo 
■JHf-Elther  for  reasons  of  income  or  citizenship  or  other 

reasons „ 
:-;^-;;-Witha,n  $100  of  either  side  of  income  limitation  or 

not  a'pswering  income  questions » 
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aided  housing  entrance  standards  are  substantially  above  the 
Federal  limits  but  only  veterans  are  allowedi  thus  little 
reliance  will  be  placed  on  the  state-aided  units.   In  Feder- 
ally-aided units  the  annual  turnover  is  about  lO^o   If  only 
50^  of  this  turnover,  or  about  500  units,  is  utilized  for 
relocation,  the  entire  I305  families  can  be  relocated  in 
less  than  three  years.   Some  families  will  be  able  to  be 
relocated  in  the  state  housing  as  well,  thus  easing  the 
problemo    Since  relocation  for  the  New  York  Streets  re- 
development project  is  expected  to  be  completed  before  the 
West  End  begins,  no  conflict  in  relocation  is  expected,, 

The  remaining  9i|3  families  of  two  or  more  persons  will  have 
to  be  relocated  in  private  housing «   Of  these,  l65  are  now 
owner-occupants o   Nearly  all  of  these,  or  150,  are  expected 
to  buy  houses  again.   The  supply  of  new  and  existing  sales 
units  on  the  Boston  market,  as  given  in  the  Census  of  1950, 
is  2318  dwelling  units.   In  addition,  a  study  conducted  by 
the  Boston  Housing  Authority  in  12  issues  of  the  weekday 
Boston  Globe  newspaper   showed  a  substantial  number  of  low- 
cost  units  for  sale: 


Sales  Units   Ad 

vertise 

d   in   12 

issues    of   Boston 

Glob© 

New 

Houslnj 

3- 

3 

Exist: 

Lng  Housing 

Sales   Price 

Uni 
2   BR 

ts   with 
3    BR      J 

^BR 

un: 
2    BR 

Its   With 
3BR        i;BR 

Below  $9,000 

3 

- 

19 

8 

8 

$  9,000   -   $  9,999 

it- 

„ 

« 

1^ 

7 

7 

10,000   -      10,999 

er 

3 

= 

18 

10 

13 

11,000   -      11,999 

2 

1 

= 

b 

17 

6 

Total 

1^ 

h 

=- 

59 

US 

3U 

The  gross  monthly  rental  equivalents  for  these  units-;:-:}' 
ranged  from  under  197  for  the  lower  priced  two-bedroom 
units  to  a  high  of  $123  for  the  high  priced  four-bedroom 
tmitSc   Most  of  these  units  seem  within  the  financial  reach 
of  West  End  owner-occupants,  especially  with  the  equities 
provided  to  them  upon  acquisition  of  their  homes.   Thus 
over  a  period  of  a  few  years,,  it  appears  that  the  reloca- 
tion problem  of  the  owner-occupants  can  be  solved, 

•Jt-  Fridays  between  December  1951  and  November  1952 
-»•-;;-  Gross  rental  equivalent  equals  0,85^  of  sales  price 
plus  $25  for  utilities. 
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Of  the  total  9l|-3  owners  and  tenants  who  must  be  relocated 
in  private  rental  housing,  the  sample  survey  indicated  that 
270  families  have  incomes  between  $I|.,500  and  |;6j000,  while 
673  families  have  incomes  below  ^l4.,500j  although  generally 
above  $3s000o    Since  the  owners  are  probably  in  the  4l4.,SOO 
to  $65,000  category,,  it  will  be  assumed  that  only  120  rental 
apartments  need  be  found  for  the  higher  income  group  but 
that  the  full  complement  of  673  apartments  for  the  lower  in- 
come group  must  be  foundo   The  monthly  rentals  equivalent 
to  these  income  distributions,  based  on  2S%   of  income  for 
gross  rental,  are  between  $9^4-  and  $125  for  the  group  be- 
tween $i|,500  and  $6,000,  and  from  about  $62  to  $91;  for  the 
group  with  incomes  below  $[j.,500»   The  survey  of  newspaper 
advertisements  cited  above  also  obtained  data  on  availabil- 
ity of  rental  apartments  during  the  same  periodo 


Rental  Units  Advertised  in  12  Issues  of  Boston  Globe-^ 


Size 

Total 
DoUo 

Monthly 
$30" $59 

Re 

mt    (Includ 
$60-$89 

ing 

Utilities) 
$90   and   over 

1    ER 

i|31 

15I4- 

153 

12k 

2    BR 

508 

20i| 

166 

138 

3   BR 

132 

28 

50 

5U 

k  m 

2k 

2 

11 

11 

TOTAL    1095  388        380  327 


Only  66  of  the  1095  ads  excluded  children  and  there  were 
only  151  "apartment  wanted"  ads  run  in  the  same  periodo 
Although  some  of  these  apartments  were  undoubtedly  sub- 
standard, a  good  number  are  note   The  120  families  in  the 
$i4.,500-$6 ,000  category  will  clearly  have  no  trouble  in 
finding  apartments  that  they  can  afford,  while  the  other 
673  families  have  a  choice  that  seems  to  be  nearly  two- 
thirds  as  large o   The  1950  Census  indicated  that  there 
were  I|-<,  658  dwelling  units  available  for  rent  in  the  Boston 
areao 


To  aid  in  the  relocation  of  all  West  End  families.,  a  re- 
location field  office  will  be  established  in  the  Project 
Area,  staffed  by  trained  personnel  who  will  find  decent 
housing  for  all  families  that  must  be  relocatedo 

%   Fridays  between  December ,1951  and  November ,1952 » 

~  51" 


The  non- white  population  in  the  West  End  is  very  small. 
It  includes  only  37  families  in  all,  all  of  whom  are 
tenants.   If  only  the  same  amount  of  this  group  is  eli- 
gible for  public  housing  as  in  the  total  Project  Area 
population,  22  families  can  be  rehoused  in  that  way. 
This  leaves  only  15  non-white  families  who  will  have  to 
be  rehoused  in  private  rental  housing.   This  number  is 
so  small  as  to  constitute  almost  no  problem  at  all.   Apart- 
ments can  and  will  be  found  for  all  of  this  niJiuber. 


The  foreign-born  population  is  2^%   of  the  whole  West  End 
population.   Of  this  group,  a  third  are  of  Italian  origin 
and  another  third  are  from  Poland  and  the  Soviet  Union. 
No  other  sijigle  group  accounts  for  more  than  S'fo-      Many 
people  of  each  of  these  two  major  groups  now  live  in 
Bostono 


It  is  clear  from  the  data  given  above  that  the  problem  of 
relocating  the  people  of  the  West  End  Project  Area  can 
be  solved  over  a  period  of  two  to  three  years.   The  Boston 
housing  market,  both  public  and  private,  has  sufficient  re- 
sources to  provide  them  with  decent,  safe  housing  at  prices 
they  can  afford  to  pay.   However,  it  is  equally  clear  that 
before  relocation  can  actually  begin,  a  more  intensive 
study  both  of  the  people  to  be  located  and  the  facilities 
available  to  them  must  be  made.   This  will  be  done  in  the 
Final  Advance  stage. 
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9»   Economic  Feasibility 


The  economic  feasibility  of  the  rebuilding  of  the  various 
parts  of  the  West  End  redevelopirnent  project  by  private  re- 
developers  has  already  been  indicated  in  the  section  of 
the  report  on  the  Re-use  Plan-   The  two  major  areas  con- 
cerned are  the  private  housing  area  that  can  be  built  under 
the  tax-benefit  provisions  of  Chapter  121A  and  the  indus- 
trial areao   Both  of  these  have  already  been  discussedo 
There  remains  now  to  show  that  the  West  End  project,  be- 
sides being  socially  desirable,  is  economically  feasible 
for  the  City  of  Bostono 


The  economic  feasibility  of  redevelopment  of  the  West  End 
must  be  considered  in  a  very  different  light  from  that  of 
the  first  two  Boston  redevelopment  projects  that  have  been 
studied.   Qf  these  the  Mattapan  project  calls  for  the  de- 
velopment of  an  60-acre  site  that  has  not  yet  been  de- 
veloped because  of  difficult  site  conditionso   A  clear  in- 
crease in  taxes  to  the  city,  sufficient  to  pay  the  cost  of 
the  project  in  a  few  years,  would  result »   The  other  pro- 
ject, the  New  York  Streets,  calls  for  the  replacement  of 
a  very  rundown  residential  area  with  tax-paying  industrial 
uses  o 


In  the  case  of  the  West  End,  however,  the  problem  is  one  of 
a  decadent  area  that  still  has  high  assessed  values  because 
of  the  great  crowding  of  structures  on  the  land»   Due  to  the 
location  of  the  area  close  to  the  central  area  of  the  city, 
there  is  little  tax-delinquent  property.   The  Re-use  Plan, 
which  calls  for  lowered  densities  and  Increased  community 
facilitieSj  is  predicated  far  more  on  the  improvement  of 
social  values  in  the  area  than  upon  an  immediate  financial 
profit  to  the  city.   However,  it  can  be  shown  that  even  in 
strictly  financial  terms,  the  city  will  benefit  from  re- 
development as  compared  to  what  will  happen  if  nothing  is 
done  o 


The  existing  land  and  structures  in  the  project  area  that 
are  scheduled  for  acquisition  and  removal  are  currently 
assessed  at  about  $[(.,500*000.   At  the  current  tax  rate, 
this  means  a  return  to  the  city  from  these  structures  of 
about  $300,000   per  year.   The  long-range  picture,  if 
nothing  is  done,  is  much  gloomier  than  this.   Despite  the 


S3 


high  service  cost  of  the  West  Enc3  to  the  city  ( c3ue  to  high 
rates  of  juvenile  cJelinquency,  (disease,  neec3  of  welfare,  etc) 
the  tax  return  from  the  West  Enc3  is  (decreasing   at  an  alarm- 
ing pace.   A  stuciy  mac3e  of  the  assessec5  valuation  trend  in 
the  West  Ent3  over  the  last  twelve  years  shows  a  10  ^  c3rop  in 
assessec^  valuations. 


ASSESSED  VALUATION  TREND  1930- 

-1952 

Year 

Total   Assessecl 
Valuation 

Tax 
Rate 

Tax  Return 
to    City 

19i+0 
1952 

$  5,000,000 

1^,500,000 

$i[0. 60/1000 
66.80/1000 

§   200>000 
300,000 

I960 
1970 

i].,  200, 000       -:^ 
3,750,000      •:!• 

66.80/1000 
66.60/1000 

280,000 
250,000 

The  figures  for  I960  and   1970  are  projections  of  the  trencj 
into  the  future  and  show  that  by  1970  the  assessed  values  in 
the  West  End  may  be  1J%   lower  than  they  are  now.   Without  re- 
development there  seems  to  be  no  chance  to  arrest  this  trend 
which  has  continued  despite  the  inflationary  effect  of  the 
last  war. 


A  comparison  of  the  existing  land  uses  in  the  West  End  with 
those  proposed  for  the  Re-use  Plan  shows: 

(1)  that  the  Re-use  Plan  will  save  5«0  acres  of 
street  area  and  7725  feet  of  street  length, 
thus  cutting  current  street  service  costs; 

(2)  that  the  Re-use  Plan  provides  3'>3  acres 
more  of  badly  needed  community  facilities 
such  as  playgrounds  which,  while  they  do 
not  pay  taxes,  are  nevertheless  essential 
to  the  operation  of  the  city; 


assuming  the  same  tax  rate  as  in  1952 

-  Bk  - 


(3)  that  the  Re-use  Plan  preserves  2,6  acres 
of  the  better  structures  in  the  West  End 
which  will  continue  to  pay  city  taxes; 
and 

([|.)  that  the  Re-use  Plan  provides  3»8  more 
acres  for  high  tax-paying  businesses  and 
industries o 


COMPARISON  OP  VARIOUS  LAND  USES 


Item 


Existing  Condition 


Re-use  Plan 


Area  in  Streets 
Area  In  Community 

Pacllities 
Area  in  Housing 
Area  in  Commerce 

and  Industry 


12,0  acres 

19o7   " 
3ol   " 


7,0  acres 

5.8  " 
17o6  " 

6.9  " 


Total 


37»3  acres 


37»3  acres 


Most  Important  of  all,  redevelopment  of  the  Mest  End  will 
create  an  area  that  will  be  financially  stable  for  the  future 
Not  only  this,  but  also  redevelopment  of  the  Project  Area 
should  favorably  affect  the  rest  of  the  West  End  Study  Area 
so  as  to  maintain  values  in  this  area  in  the  f uture » 


Balanced  against  the  more  efficient  use  of  the  land  is  the 
fact  that  the  new  housing  in  the  West  End  is  at  a  lower  dens- 
ity than  the  existing  substandard  housing;  that  a  quarter  of 
the  new  housing  may  be  public  housing,  and  that  the  private 
housing  may  be  built  under  Chapter  121A  and  thus  will  probab- 
ly pay  only  as  much  taxes  as  are  now  paid  by  the  existing 
housing  that  It  will  replace.   The  lowered  density  will  make 
the  area  a  far  better  place  to  live  in;  the  public  housing 
will  make  possible  decent  housing  for  people  who  could  not 
otherwise  afford  it;  and  the  new  housing  under  Chapter  121A 
will  ensure  that  tax  returns  will  not  drop  below  their  present 
high  level. 


In  summation  it  can  be  said  that: 

(1)  the  redevelopment  of  the  West  End  will  mean 
vastly  Improved  social  conditions; 


SS'^^ 


(2)  the  financial  return  to  the  city,  although 
it  probably  will  not  Increase,  substantially, 
will  be  held  stable  while 

(3)  service  costs  will  be  reduced  because  of  the 
elimination  of  expensive  substandard  condi- 
tions,, 


The  actual  cost  of  the  redevelopment  project  to  the  city  will 
be  one-third  of  the  total  net  cost,  since  the  Federal  Govern- 
ment will  pay  the  other  two-thirdSo   Net  project'  cost  is  de- 
termined by  subtracting  from  the  gross  project  cost  (cost  of 
planning, acquisition,  clearance  and  site  preparation)  the  re- 
sale value  of  the  cleared  land«   Current  estimates  of  this 
net  project  cost  are: 


Gross  Project  Cost..o.oo|  9*909,000 
Expected  Resale  Value  »,  o   1., 391+9  000 


Net  Project  Costoo„„..oo   8,515,000 

Federal  2/3  Share o„ o o „» ,   5,677,000 
City  1/3  shareo „ o „ « » o . o .   2,838,000 


The  city  share  may  be  made  up  in  the  form  either  of  cash  pay- 
ments or.  non-cash  grants-in-aid.   Of  the  latter,  the  city 
will  benefit  from  two  types: 

(1)  Return  from  city-owned  property  to  be  acquired 
and  demolished,  including: 

(a).  The  Mayhew -School  ■ 

(b)  Two  small  totlots 

(c)  Several  tax-f o'reclosed  parcels 


(2)  Credit  for  city  or  other  local- governmental  pro- 
jects aiding  in  redevelopment,  including 

(a)  New  elementary  school  and  playground 
(50^  credit) 

(b)  Expansion  of  the  William  Blackstone 
Junior  High  School  Playground 

(33^  credit) 

(c)  New  play  area  and  pedestrian  overpass 
to  be  built  by  the  Metropolitan 
District  Commission  (50^  credit) 
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(d)  New  elevated  trolley  station  (If 
built)  of  the  Metropolitan  Transit 
Authority  {S0%   credit) 

(e)  City  installation  of  new  street  ad- 
ditions and  alterations  in  the  public 
utility  systems  in  the  Project  Area 
(100^  credit) 


The  total  value  of'  both  groups  of  -non- cash  grants  is  about 
$l,l8ij-jOOO  ,  leaving  about  |2,838,000  of  the  city  share  of 
Net  project  Cost  to  be  provided  in  the  form  of  cash«  ,Vhen 
the  $  175jOOO  worth  of  supporting  facilities  acceptable 
as  non-cash  grants  but  built  by  other  public  agencies  than 
the  city  (such  as  the  pedestrian  overpass  and  trolley  sta- 
tion) is  subtracted  from  the  cost  to  the  city,  the  net  city 
cost  is  about  |  2,663^0000  The  original  estimate  in 
the  Capital  Improvement  Program'!'?  for  the  city  share  of  the 
West  End  Project  was  $2,000,000o 


10 o   The  Timing  of  Redevelopment 

In  order  to  facilitate  the  redevelopment  of  the  entire  Project 
Area,  eleven  separate  sections  of  the  Project  Area  have  been 
designated  as  sub-areaso   A  timing  schedule  is  set  out  below 
whereby  these  eleven  sub-areas,  grouped  into  three  major  cate- 
gories, are  set  in  a  desirable  chronological  ordero   The  three 
major  categories  are  (1)  the  high-rent  housing  area  and  its 
ancillary  functions;  (2)  the  middle  or  low-rent  housing  pro- 
ject and  the  junior  high  school  playground,  and  (3)  the  indus- 
trial area.   These  three  categories  are  sufficiently  isolated 
.from  one  another  so  that  any  one  of  them  can  be  carried  out 
either  simultaneously  with  another,  or  separately  without 
materially  changing  the  final  result »   It  should  be  pointed 
out p  however,  that  not  until  all  three  categories  are  com- 
pleted will  the  redevelopment  of  this  part  of  the  West  End 
into  a  stable,  healthy  neighborhood  be  achievedo 

Category  One  consists  of  the  areas  tha.t  will  be  allotted  to 
high=rlse  high-rent  apartments,  a  new  elementary  public  school 
and  playground,  a  parking  lot  for  the  Massachusetts  General 
Hospital,  and  a  neighborhood  shopping  center » 

Sub-area  A,  2<.0  acres  to  be  devoted  to  3-storey  garden  apart- 
ments, is  a  logical  beginning  point  because  (1)  it  is  adja- 
cent to  the  hospital  and  thus  can  draw  upon  the  hospital  for 
tenants  (hospital  personnel)  and  at  the  same  time  benefit 
from  the  buffering  influence  of  the  hospital;  (2)  it  establishes 


""■■Capital  Improvement  Program,  1953-1958s  Boston  City  Planning 
Board,  1953  (pp  62-62) 


the  basic  new  street  pattern  through  the  widening  of  Allen 
Street  and  the  extension  of  Blossom  Street.   It  is  consist- 
ent with  the  view  of  the  economic  consultant  that  an  area  be 
provided  where  the  buildings  can  be  built  in  small  groups 
not  requiring  too  heavy  capital  investment  on  the  part  of 
the  Initial  redeveloperso 

Sub-area  Ej  iifhich  might  be  carried  out  simultaneously  with 
Sub-area  A,  includes  the  rehabilitation  of  ten  structures 
on  Allen  Street  and  the  provision  of  a  parking  lot  for  the 
Massachusetts  General  Hospitals 

Sub-area  Cj  the  high  density  section  fronting  on  the  river, 
should  be  the  next  project,  although  the  new  elementary 
school  and  playground  (Sub-area  E)  must  begin  at  about  the 
same  time,  at  least  to  the  extent  of  land  acquisition,  in 
order  to  ensure  potential  investors  that  this  vital  buffer 
and  supporting  facility  will  be  createdo   Sub-area  C,  which 
includes  the  major  entrance  to  the  project  -  at  the  present 
intersection  of  Charles  and  Poplar  Streets  -  should  set  the 
tone  for  the  rest  of  the  high-rent  housing.   It  will  have  the. 
advantage  of  river  frontage  all  along  its  length,  a  feature 
that  Immediately  Increases  its  potential  value  as  an  "identity" 
locationo 


Sub-area  D,  the  third  housing  area  t o  be  built,  will  by  this 
time  be  well  buffered  on  three  sides;  by  the  low-density 
housing,  by  the  riverfront  housing  and  by  the  new  playground. 
In  addition,  the  Poplar  Street  entrance  will  identify  it  with 
the  riverfront. 


Sub-area  P,  which  includes  3.6  acres  devoted  to  high  rent  hous- 
ing, can  then  proceed.   The  negative  influence  of  the  MTA  elevat- 
ed line  will  by  that  time  have  been  offset  by  the  new  housing 
to  the  south  and  the  playground  to  the  east.  A   piece  of  river 
frontage  -  included  in  this  parcel  -  will  also  help  in  Its 
sale  o 


By  the  time  that  the  work  in  Sub-areas  C  and  D  has  been  finish- 
edj  or  even  as  construction  starts,  a  new  local  retail  buying 
market  will  have  been  established  for  which  the  local  shops  at 
a  distance  from  the  new  housing  cannot  provide.   Sub-area  G, 
the  neighborhood  shopping  center,  can  be  carried  to  completion 
at  this  time. 
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PROJECT      TIMING 


SUB-AREA     BOUNDARIES 

PROJECT     AREA     BOUNDARY 

CATEGORY     ONE  :   HIGH     RENT     HOUSING 

CATEGORY     TWO  ••    PUBLIC     HOUSING 
AND     JUNIOR      HIGH      SCHOOL 

CATEGORY     THREE:    COMMERCIAL    8     INDUSTRIAL 


FEBRUARY,    1953 


WEST    END -STUDY  AREA  "B" 


URBAN  REDEVELOPMENT  STUDY 

BOSTON     HOUSING    AUTHORITY 


-  J7 


These  seven  sub-areas  comprise  the  whole  of  the  first  categ= 
ory  of  projects.   They  are  able  to  stand  as  a  unit  although 
by  themselves  they  will  not  accomplish  the  re-creation  of 
the  West  End, 


Category  Two,  closely  related  to  this  first  one,  Is  made  up 
of  the  b,o8    acres  of  land  that  will  be  devoted  to  middle-income 
private  or  low-rent  public  housing  (Sub-area  H) ,  the  retention 
of  the  strip  of  shops  on  Staniford  Street,  the  rehabilitation 
of  some  retained  housing,  and  the  enlargement  of  the  junior 
high  school  grounds  to  complete  the  readjustment  and  modern- 
ization of  the  litest  End  school  system  (Sub-area  j)  „   These 
projects  may  occur  coincidentally  with  projects  in  the  first 
category,  although  it  might  be  best  if  the  public  housing 
were  not  introduced  until  after  Sub-area  A  has  been  completed. 

Category  Three  (Sub-area  K)  consists  of  the  light  industrial 
area^   This  sub-project  has  no  direct  chronological  tie  to 
the  other  two  categories » 

The  timing  schedule,  divided  as  it  is  into  ten  Sub-areas,  is 
thus  flexible  enough  to  allow  for  several  alternative  methods 
of  project  development.   The  specific  method  that  will  be 
chosen  and  a  detailed  proposed  time  schedule  will  be  developed 
further  in  the  Pinal  Planning  Stage.   At  this  time,  based  on 
both  size  of  project  and  on  the  relocation  scheme  outlined 
above,  it  appears  that  the  entire  West  End  Redevelopment  Pro- 
ject can  be  completed  in  foior  years  from  the  signing  of  the 
Loan  and  Grant  contract. 
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CONCLUSION 


In  this  report  the  need  for  redevelopment  of  the  West  End 
has  been  established.   A  specific  redevelopment  project 
area  has  been  delineated  and  a  preliminary  plan  for  re- 
development has  been  drawn.   The  feasibility  of  this  plan 
with  regard  to  relocation,  municipal  finances,  and  timing 
has  been  shown.   This  report  demonstrates  that  the  West 
End  Project  both  can  and  should  be  undertakeno   In  this 
way  the  section  can  become  and  remain  a  well  Integrated 
community,  both  financially  and  soclallyo 

Detailed  studies  will  be  made  during  the  Pinal  Advance 
stage  to  refine  the  redevelopment  plan  and  arrive  at  firm 
cost  estimates.   If  the  City  Council  approves  the  re- 
development plan,  then  application  will  be  made  for  loan 
and  grant  funds  from  the  Federal  Government  which,  to- 
gether with  the  City's  contribution,  will  accomplish  the 
redevelopment  of  the  West  En  do 
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APPENDIX  I 


Boundary  of  the  Project  Area 

The  project  boundary  starts  at  the  southerly  corner  of  the 
intersection  of  Allen  and  Charles  Streets  and  follows  the 
southerly  right-of-way  line  of  Allen  Street  in  an  easterly 
direction  to  the  easterly  corner  of  the  intersection  of  Al- 
len and  Blossom  Streets; 

Thence  along  the  easterly  right-of-way  line  of  Blossom 
Street  in  a  southerly  direction  to  the  northerly  corner  of 
the  intersection  of  Blossom  and  Parkman  Streets; 

Thence  in  an  easterly  direction  to  the  northerly  corner  of 
the  intersection  of  Parkman  and  North  Russell  Streets; 

Thence  on  a  straight  line  to  the  point  where  the  lot  line 
between  the  parcels  known  as  numbers  SS   and  57  North  Russell 
Street  intersects  the  right-of-way  line  of  North  Russell 
Street; 

Thence  in  an  easterly  direction  along  that,  lot  line  to  its 
intersection  with  the  lot  line  of  the  parcel  known  as  38 
Chambers  Street;  thence  along  the  lot  line  of  the  parcel 
known  as  38  Chambers  Street  in  an  easterly  direction  to  its 
intersection  with  a  lot  line  between  the  parcels  known  as 
i;6  and  50  Chambers  Street;  thence  along  the  lot  line  be- 
tween ij.6  and  50  Chambers  Street  in  an  easterly  direction 
to  its  intersection  with  Chambers  Street; 

Thence  along  the  westerly  right-of-way  line  of  Chambers 
Street  in  a  northerly  direction  to  the  southerly  corner  of 
Chambers  and  Eaton  Streets;  thence  along  a  straight  line  to 
the  northerly  corner  of  the  intersection  of  Chambers  and 
Eaton  Streets;  thence  on  a  straight  line  to  the  southerly 
corner  of  Green  and  Chambers  Street; 

Thence  along  the  southerly  right-of-way  of  Green  Street  in 
an  easterly  direction  to  the  southwesterly  corner  of  the  in- 
tersection between  Staniford  and  Green  Streets;  thence  in  a 
straight  line  to  the  northwesterly  corner  of  the  same  inter- 
section; 

Thence  along  the  westerly  right-of-way  line  of  Staniford 
Street  in  a  northerly  direction  to  the  intersection  of  the 
extended  right-of-way  line  of  staniford  Street  with  the  ex- 
tended line  of  the  ^southwesterly  right-of-way  line  of  Lowell 
Street;  thence  from  this  point  along  the  southwesterly  line 
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of  Lowell  Street  (both  extended  and  real)  in  a  northwesterly 
direction  to  the  southeasterly  corner  of  the  intersection  of 
Lowell  and  Minot  Streets; 

Thence  along  the  southerly  right-of-way  line  of  the  new  un- 
named surface  road  constructed  by  the  Public  Works  Department 
of  the  Commonwealth  of  Massachusetts  in  a  northwesterly  direc- 
tion to  its  intersection  with  the  southerly  side  of  the  struc- 
ture of  the  "up"  ramp  of  the  Central  Artery;  thence  along  the 
southerly  side  of  that  structure  to  its  intersection  with  the 
northerly  corner  of  Leverett  Street;  thence  on  a  straight 
line  tangent  to  the  curve  that  is  the  northwesterly  lot  line 
of  the  parcel  known  as  Ij.03  Charles  Street; 

Thence  from  that  point  of  tangency  along  the  southeasterly 
right-of-way  line  of  Charles  Street  in  a  southwesterly  direc- 
tion to  the  starting  point  of  the  project  boundary. 


Nota  Bene;   For  the  pxirposes  of  this  Preliminary  Stage,  the 
Project  Area  is  considered  to  include  all  area  bounded  by 
the  above  description.   In  the  Pinal  Advance  Stage  a  more 
exclusive  line  will  be  drawn  that  will  exclude  housing  and 
other  uses  which  will  be  retained  without  acquisition.   The 
Project  Area  is  predominantly  residential,  even  excluding 
all  parcels  that  may  not  be  finally  acquired. 
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APPENDIX       n 

ABSTRACT  Of  DOCUMENTS 

(Supporting  Application  for  Approval   of  Final 
Survey   and  Planning   Activities) 

F'pn,ieCT    NAME 

WEST   END  PROJECT 

"ROJECI    NUMBER 

lOCAl 

(T.     11     mill     II     l<     HHFA) 

IT» 

BOSTON,    MASS 

NAME    Of    LOCAL    PUBLIC    AGENCY 

BOSTON  HOUSING  AUTHORITY 

A.  CHARACTER  OF  PROJECT  AREA  (Ch,ck  o„,,:       ^-j  ,,,,„,,„  p.„o-,»-.stlv  rf.,ocnt,»l                     [  j  preoomimntlv  on. 

J                                                                                                                       [J    BLISHTED    PREDOWINANTLY    NON-RES  1  DENT  1  Al                    [1    """E" 

8.    PRESENT  CHARACTER,   COHDITIOM  OF  STRUCTURES,   AND  PROPOSED  LAND  USES 

ITEM 

PRESENT   CHARACTER   OF    PROJECT   AREA 

CONDITION    OF    STRUCTURES 

PROPOSED 
LAND   USES 

NUMBER    OF 
ACRES 

IMPROVED 
LAND 

UNIMPROVED 
OR    VACANT 

NUMBER    OF 
STRUCTURES 

SUBSTANOARO 

NUMBER    OF 
ACRES 

NUMBER 

PERCENT 

Total 

37.3 

35.1 

2.2 

739 

567 

n% 

37.3 

1.    Street!,    Alleys.    Public 
Riqhts-of-Woy 

12.0 

12.0 

0.0 

7.0 

2.    Residential.    Total 

22.2 

21.8 

O.k 

692 

53b 

iH 

22.7 

a.    Dwelling    Purposes 

IV.  Y 

XV. 3 

o.k 

682 

^%-i 

78< 

17.6 

b.    Related   Public    or 

Semi-public   Purposes 

2.5 

2.5 

0.0 

10 

3 

30% 

5.1 

3.    Non-residential.    Total 

3.1 

1.3 

1.8 

U7 

31 

66$g 

7.6 

a.    CoBmercial 

3.0 

1.2 

1.8 

1*4 

30 

685g 

1.5 

b.     Industrial     (light) 

0.1 

0.1 

0.0 

3 

1 

33« 

s.k 

c.     Industrial     (heavy) 

0.0 

0.0 

.     0.0 

0 

0 

0% 

0.0 

d.    Public    or    SeBi-public 

0.0 

0.0 

0.0 

0 

0 

0% 

0.7 

4.    Open    (Unclassified) 

0.0 

0.0 

C.    CONDITION  AND  OCCUPANCY  OF  DWELLING  UNITS 

CONDITION 

TOTAL 

VACANT 

OCCUPIED                                              1 

TOTAL 

WHITE 

NON-WHITE 

NuBber    of   Units 

3119 

108 

3011 

2974 

37 

1.    Substandard 

21i60 

86 

237U 

^?%: 

30 

2.    Standard 

659 

22 

637 

bj6 

7 

D.    CHARACTERISTICS   OF    FAMILIES   TO    BE    DISPLACED    (Single  Persons    Excluded) 

FAMILIES 

TOTAL 

TENURE 

ELIGIBILITY    FOR 
LOW-RENT    PUBLIC    HOUSING 

TENANTS 

OKNERS 

ELIGIBLE 

INELIGIBLE 

Number    of    Families 

2246 

2083 

165 

1305 

943 

1.    White 

2211 

20U6 

16"^ 

128^ 

928 

2.    Non-white 

37 

37 

22 

15 

E.    PROPOSED  REHOUSING  OF  FAMILIES  TO  BE  DISPLACED 

PROPOSED    REHOUSING 

TOTAL 

EXISTI NG    UNITS 

NEW    UNITS                       1 

TOTAL 

WHITE 

NON- 
WhlTE 

TOTAL 

WHITE 

NON- 
WHITE 

TOTAL 

WHITE 

NON- 
WHITE 

Number    of    Families 

22l|6 

2211 

37 

22i).e 

2211 

37 

_ 

_ 

_ 

1.    Private    Rental    Housing 

793 

778 

15 

793 

778 

15 

- 

- 

- 

2.    Private   Sales    Housing 

150 

150 

150 

150 

- 

- 

- 

3.     Low-rent    Public    Housing 

1175 

1153 

22 

1175 

1153 

22 

- 

- 

- 

4.    Other   Public   Housing 

130 

130 

. 

130 

i30 

- 

- 

- 

- 

F.    DETAILS  OF  RESIDENTIAL  REUSE  PLAN   (Where  Applicable) 

ITEM 

TOTAL 

•^•PRIVATE 

PUBLIC                                    1 

TOTAL 

MULTI- 
UNIT 

OTHER 

TOTAL 

MULTI- 
UNIT 

OTHER, 

1.    Net    Acreage 

15.0 

10.2 

10.2 

_ 

U.8 

4.8 

- 

2.    K          er    of    DU's.    Total 

900 

700 

700 

- 

200 

2G0 

- 

=.     Rental 

900 

700 

700 

- 

200 

200 

- 

b.     Sales 

- 

- 

- 

- 

■ 

3.     Density: 

60 

70 

70 

- 

liP 

40 

- 

a.     DU' s    Per    Net    Acre 

4.     Building    Coverage    Per    Net    Acre 

% 

20     5, 

20    '-''       -       " 

% 

X 

% 

*  Reported  for  multionit  structores  only.  Not  counted  as  rooms  are:  bath 
porches,  and  basement  or  attic  rooms  not  suitable  for  living  quarters. 

1.      RetalnecJ  or   rehabilitated  housing   not    Included; 


closets,  balls,  pantries,    partially  eoclosed 


7  0  9     .  If  6 


